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. INTRODUCTION 


THIS GENERAL PLAN IS THE CITY’S CONSTITUTION FOR THE NEXT FIFTEEN 
YEARS. THE COASTAL ACT OF 19/6 HAS BEEN INCORPORATED INTO THIS PLAN. 


Council Adopted, 1-23-81 


: » 


} 


General Plan/LCP 
Council Adopted 1/23/81 


l. INTRODUCTION 


A. THE GENERAL PLAN 


The Pismo Beach General Plan-Local Coastal Plan is the City's 
constitution for land use decision making for the next fifteen years. 


The State of California requires the City to prepare and adopt a 
comprehensive, long-term general plan for the physical development of 
Pismo Beach and for the Jand within the City's Urban Reserve Line. 
This plan includes the nine mandatory elements plus additional 
elements dealing with subjects which, in the judgement of the City's 
elected representatives, are necessary to protect or guide the 
development of the City (see Table GP-1). Portions of the City lie 
within the Coastal Zone. The policies of the Coastal Act of 1976 also 
are included as part of the General Plan and this Plan has _ been 
adopted by the State Coastal Commission. 


The purpose of preparing this General Plan is_ to provide a guide for 
the long-range, comprehensive physical development of the community 
and to coordinate public and _ private development to promote the 
general welfare and prosperity of its people. This comprehensive 
plan relates physical design proposals to community goals, social and 
economic policies based upon the existing potential for development in 
the community. The General Plan is flexible and is a key to the 
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continuous process to guide the direction and quality of future 
development. The plan will be subject to comprehensive City reviews 
on a five year basis or as deemed necessary by the City to determine 
if the Local Coastal Plan is being effectively implemented’ in 
conformance with the relevant policies of the Coastal Act of 1976. Only those 
portions of this Plan which pertain to the Coastal Zone are subject to the 
Coastal Act provisions. 


The General Plan-Local Coastal Plan includes: (1) a statement of 
goals, policies and programs with respect to the most desirable use of 
land within the Cicy Toy, residential, commercial, industrial, 
institutional, agricultural and other purposes; (2) establishes the 
most desirable density of population; (3) provides for a system of 
circulation; and (4) addresses other public’ facilities. {ta ealso 
focuses on specific areas for orderly development and _ procedures’ for 
implementation. The land use map presents an estimated land use 
pattern to be needed for different purposes, conforming with the goals 
of the City (see Section IV, F). 


A General Plan was prepared by the County of San Luis Obispo for the 
Pismo Beach-Avila Beach area in 1971. It was stated in that general 
plan that, "Although the General Plan is designed for the next twenty 
years, it cannot become static but must change to meet new conditions 


and circumstances". It is imperative that the City Council and 
Planning Commission keep the Plan alive by periodic review and make 
adjustments when new conditions require." Nearly a decade has passed 


since the preparation of the General Plan, and the City Council and 
Planning Commission have made changes and additions to the _ General 
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Plan to meet the Changing social, economic and physical conditions, 
and legislative requirements as they have occurred. These changes are 
incorporated in this document. 


This General Plan-Local Coastal Plan incorporates the Coastal Act of 1976 and 
brings together all of the mandated and voluntary elements into one document. 
The General Plan has been reviewed during the process of reorganization and 
incorporation of the Coastal Act. Major amendments outside the Coastal Zone 
require special environmental assessments per government code requirements. 


TABLE GP-1 
GENERAL PLAN PROVISIONS 


Each planning agency shall Prepare and the legislative body of each 
county and city shall adopt a comprehensive, long-term general plan 
for the physical development of the county or city, and of any land 
outside its boundaries which in the planning agency's judgement bears 
relation to its planning process. (Government Code, Sec. 64300) 


In construing the provision of this article, the Legislature intends 
that the general plan and elements and parts thereof comprise an 
integrated, internally consistent and compatible statement of policies 
for the adopting agency (Government Code, Sec. 6530022). 


The general plan shall be so Prepared that all or individual elements 
of it may be adopted by the legislative body for all or part of the 
territory of the county or city and such other Cer ciucoryvanoutside: ats 
boundaries which in its judgement bears relation to its planning 
(Government Code, Sec. 65301). 


The general plan shall consist of a statement of development policies 
and shall include a diagram or diagrams and text setting forth 
objectives, principles, standards and plan proposals. The plan shall 
include the following elements: 


(a) land use (f) seismic safety 
(b) circulation (g) noise 

(c) housing (h) scenic highway 
(d) conservation (i) safety 

(e) open space 


The elements of the general plan may, at the discretion of the county 
or city, be combined; provided the county or city complies with all 
requirements regarding the content and adoption of general plan 
elements of this article and Article 6 (commencing with Section 65350) 
of this chapter. The requirements of this section. shall apply to 
charter cities (Government Code, Sec. 65302). 


The general plan may include the following elements or any part or 
phrase thereof (Government Code, Sec. 65303): 


(a) recreation element 
(b) expanded circulation element 
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transportation element 

transit element 

community design element 

expanded housing element 

historical preservation element 

such additional elements dealing with other subjects which 
in the judgement of the planning agency relates to the 
physical development of the county or City: 


B. THE LOCAL COASTAL PLAN 


ee a 
Sa al Ca in » YO © Sa 
a Ne ee ad 


The California coastline has been determined by the people of 
California to be a resource of special statewide importance, to be 
protected and enhanced through the regulation of land uses. and 
initiation of special programs. 


The Coastal Act of 1976 establishes regulations to _ protect coastal 
resources by allocating them to various land uses in a manner which 
will preserve or enhance their quality. The legislature approved the 
Coastal Act by utilizing the Coastal Plan, which was prepared pursuant 
to Proposition 20, and _ by considering the desires of the people 
expressed in the legislative process. 


In enacting the Coastal Act, the Legislature established the following 
goals for future activity in the Coastal Zone: 


tay Protect. maintain, and where feasible, enhance and_ restore 
the overall quality of the coastal zone environment and its 
natural and man-made resources; 

(b) Assure orderly, balanced utilization and conservation of 
coastal zone resources taking into account the social and 
economic needs of the people and the state; 

(c) Maximize public access to and along the coast and maximize 
public recreational opportunities in the coastal zone 
consistent with sound resource conservation principles and 
constitutionally protected rights of private owners; 

(d) Assure priority for coastal-dependent development over other 
development on the coast; 

(e) Encourage state and local initiatives and cooperation’ in 
preparing procedures to implement coordinated planning and 
development for mutually beneficial uSeS, including 
educational uses, in_ the coastal zone. (Source: California 
Coastal Act, Division 20, Section 30001.5.) 


The heart of the Coastal Act is found in Chapter 3, Coastal Resources 
Planning and Management Policies. These policies constitute the 
standards that local plans must meet in order to be certified by the 
State as well as the yardstick for evaluating proposed developments 
within the Coastal Zone. Topics covered by the Coastal "Policies 
include public access, recreation, marine environment, land resources, 
development, and industrial development. In essence, these policies 
are the rules for future growth and development in the Coastal Zone. 
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The Coastal Act also attempts to establish a framework for resolving 
conflicts among competing uses for limited coastal lands. The 
policies which spell out priority uses constitute this framework. The 
Coastal Act places as _ its highest priority the preservation § and 
protection of natural resources including environmentally sensitive habitat 
areas (such as Pismo Marsh) and prime agricultural lands. In the case of 
sensitive habitat areas, only uses dependent on these resources are allowed 
within such areas. On lands not suited for agricultural use, coastal dependent 
development (a use which requires a site adjacent to or on the sea to function) 
has the highest priority. Public recreational uses have priority on coastal 
sites which are not habitat areas and not needed for coastal dependent uses. 
For sites that are not reserved for habitat preservation, agriculture, coastal 
dependent uses, or public recreation, private development is permitted. 
However, visitor serving commercial recreation has priority over private 
residential development. These priorities must be reflected in the land use 
plan prepared by local governments. 


Pismo Beach began preparation of its Local Coastal Plan in July, 1976. 
A Citizens' Advisory Committee was formed in August, 1978, and was 
comprised of members of the community appointed by the City sGouncil: 
The Committee provided public input throughout the Preparation of the 
Land Use Plan. The background information, specific goals, policies 
and programs necessary to enforce the Coastal Act of 1976 have been 
incorporated into the various elements of this General Plan. 


C. GENERAL PLAN FORMAT 


The 1971 General Plan and Subsequent amendments are SuperSeded in this 
document. The General Plan guidelines published by the Office of 
Planning and Research were also used to prepare this document. The 
elements of the General Plan have been amended to incorporate the 
policies of the Coastal Act of 1976 policies applicable to the City of 
Pismo Beach. 


The General Plan jis divided into Six major sections. The first 
section is the Introduction. The second section, Existing City 
Characteristics, provides an overview of the Cae planning 
components, existing land use patterns and population characteristics. 
It includes a _ growth management program designed to continue growth 
commensurate with available natural resources. ihe; third <section, 
Environmental Issues, describes the physical natural and visual 
resource characteristics of the City. The fourth section, Development 
Issues, contains the cultural, recreational, infrastructural, housing, 
Circulation and land use elements of the General Plan applicable to 
the entire City. It also contains specific neighborhood land use 
planning issues. The goals, policies and programs recommended in the 
elements in the previous section have been incorporated by planning 
area for ease in use and understanding of this document. The fifth 
section contains the implementation Procedures necessary to enforce 
the goals, policies and Programs contained in the General Plan and 
Local Coastal Plan. The sixth section is the Glossary of key terms 
used in this Plan. 
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As a supplement to the General Plan, an Appendix document has been 
compiled which contains the background reports prepared in conjunction 
with the various elements and components in the General Plan. The Appendix 
contains background information which was used in the development of this Plan 
but is not adopted as a part of the Plan. 


The goals, policies and programs contained in the various elements 
have been identified by a one, two or three letter prefix in order to 
provide easy recognition of the goal, policy or program as_ to its 
referenced element. For example, Goal NR-1 refers to the_ first Goal 
in the Natural Resources Component. A list of the compiled prefixes 
is as follows: 


GP - General Plan and Growth Management 

a - Safety, Seismic Safety, Noise and Physical Resources 
AQ - Air Quality Management Plan 

NR - Natural Resources 

OSC - Open Space and Conservation Element 

VR - Scenic Highway Element and Visual Resources Component 
Ch Cultural Resources 

R ~ Recreation Element and Access Component 

HE = Housing Element 

W - Water, Wastewater and Public Services Component 

CE - Circulation Element 

LUP - Land Use Element 


SPA through SPQ - Specific Neighborhood Plan Goals, Policies and 
Programs by Planning Area, as indicated on Figure GP-2. 
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. EXISTING CITY CHARACTERISTICS 


THE CITY OF PISMO BEACH IS LOCATED ON THE CENTRAL PACIFIC 
COAST IN SAN LUIS OBISPO COUNTY, _THE CITY IS SEVEN MILES 
LONG AND VARIES IN WIDTH FROM LOOO FEET IN SOME AREAS TO A 
MILE IN OTHERS: APPROXIMATELY 5200 PEOPLE LIVE IN THE CITY, 
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Il. EXISTING CITY CHARACTERISTICS 


A. PLANNING COMPONENTS 
ely IMIS 


The City of Pismo Beach is located on the Central Pacific Coast in San 
Luis Obispo County. It is approximately equal in distance from Los 
Angeles and San Francisco and is 12 miles south of the County seat, 
San Luis Obispo. 


Pismo Beach is narrowly bounded by the Pacific Ocean on the west and 
the Freeway Foothills on the east. These two topographical features 
have confined the City's growth pattern to its present linear’ form. 
The City is approximately 7 miles long and varies in width from less 
than 1000 feet in some areas to a mile in others. Having the City's 
location between the foothills and the ocean produces an impressive 
visual quality. 


U.S. Highway 101 is another significant feature that has an impact on 
The JCityeumacvanVir tues Of eats | location, sit “divides the City’ down the 
middle and is used as the major visitor access to the City. Pismo 
Beach is located strategically since it is the only point within a 
distance of 300 miles, from San Francisco to Goleta, where U.S. 
Highway 101 parallels the ocean. It also serves as an ideal stopping 
place for travellers. 


Zom COASTAL ZONE 


A high percentage (70 percent) of the City is within the Coastal Zone 
(as designated by the California Coastal Act of 1976). This includes 
all of the City except for the southern foothills portion of the City; 
see Figure GP-2. Approximately 20 percent of Pismo Beach's’ shoreline 
consists of stabilized sandy beaches, providing a _ high’ recreational 
quality as well as a breeding ground for the Pismo Clam. 
Approximately 5 miles of the northwest portion of the shoreline 
consists of cliffs and bluffs ranging up to 100 feet in height. The 
beach is, for the most part, accessible. There are spectacular vistas 
and viewpoints in those areas where there is no access to the base of 
the bluffs. In general, the ocean can be seen from most parts of the 
CrLys 


3. URBAN SERVICE LINE 
Because of the physically constraining topographical features 
Surrounding Pismo Beach, most of its potential for development has 


already been fulfilled. The City has designated the "Urban Service 
Line", a boundary which defines the area in which the City of Pismo 
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Beach can realistically be expected to provide urban services. These 
lines help the city planners divide the City's growth into phased 
periods so that economic, social, and planning impacts can be considered. The 
urban service line is designated on all City maps and has been approved by the 
Local Agency Formation Commission, LAFCO. 


Aves SPHERESOF INELUENCE 


The Sphere of Influence, also known as the Planning’ Influence 
Boundary , consists of the areas outside the City limits, in areas 
that development could have substantial impacts on the City. The City 
requires pertinent information regarding proposals for developments in 
areas within the sphere of influence. Specifically, =stheme@Gity wis 
concerned with development proposals for the Pirates Cove’ area, 
Coastal Foothills Watershed, and Pismo Marsh Watershed. These are all 
areas that would not be considered part of the City but could have 
effects on the City in terms of erosion, drainage, visual qualities, 
increases in population, circulation, and contradictions with the 
General Plan. The Sphere of Influence differs from the Urban Services 
Line in that City services will not be extended to meet the influence 
zone. The City is basically concerned with development proposals for 
this area and how they will affect Pismo Beach. The Sphere in 
Influence Boundary has been approved by the State Coastal Commission. 
However, the LAFCo Sphere of Influence Boundary differs significantly 
from the City's adopted Sphere of Influence. 


5. NEIGHBORHOOD PLANNING AREAS 

This plan divides Pismo Beach into 17 major planning areas, each 
comprised of similar land use _ characteristics. The location of the 
planning areas are shown on Figure GP-2. Areas designated with a 
prime (') are outside the Coastal Zone. 

U.S. HIGHWAY 101 - PLANNING AREA AA 


U.S. Highway 101 traverses the entire length of Pismo Beach for a 


distance of approximately seven. miles. U.S. Highway 101 has _ been 
addressed in the Scenic Highways Element of the Visual Resource 
Component. UsS. Highway 1011s" sunder*) State jurisdiction. Policies 


and Programs for U.S. 101 are contained in the Planning Area 
Districtse 


SUNSET PALISADES - PLANNING AREAS A AND B 
Sunset Palisades, -Area A, is partially developed into single’ family 


residences of high quality. Existing development is along the base of 
the hills (north boundary) and follows the sea cliffs southward (west 


boundary). The central undeveloped portion is now being’ subdivided. 
Building heights, open space and views are protected by overlay zones 
of the existing ordinance. The special overlay zones were designated 


to retain the ocean views from U.S. Highway 101 and provide’ two 
neighborhood parks linking pedestrian access to this green belt area 
for view protection. 
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The South Palisades area, Area B, is currently primarily open space. 
The area affords unobstructed views of the coast from U.S. Highway 
101. There are six residences located in this area. 


SPYGLASS - PLANNING AREAS C THROUGH F 


Area C, comprised of vacant private property including a ravine, gives 
a feeling of open space with distant ocean. views. The private 
Property is continually being used for a parking area as the ravine 
provides access to a sand covered beach. The beach, bluffs, and 
coastal reefs provide an enjoyable beach with excellent coastal views. 


South of the ravine are well-landscaped and relatively new motels and 
restaurants. Because of the open space adjacent to the motels, the 
motels do not distract from the ocean view. Travellers on U.S. 
Highway 101 can view over the motel and catch glimpses of the water. 


InjweArea Oy 0D. gerthes ehouseswralongis the blufftops are of a_ varied 


architectural style and are of excellent quality. At the end of 
Spyglass Drive (Area E) is the site of Spyglass Park and a drainage 
area. Views of the coast, shore and blufftop plus the pleasing 


architectural diversity contribute to the high visual qualities of 
this area. 


The St. Andrews Wiractye Areate EE} as predominantly single family 
residential area with a buffer zone of apartments along Shell Beach 
Road. There is a blufftop park along Seacliff Avenue, and with the 
exception of a few memorial benches, natural vegetation prevails as 
requested by the residents. In addition to the park there are _ two 
public easements; one provides access to Spyglass Park from Seacliff 
Avenue; the other provides access from Naomi Street to Park Place 
vista outlook easement. 


Area F, Spindrift, contains two planned unit developments, one with 
Single family detached residences and the other with clustered 
attached residences. 


SHELL BEACH - PLANNING AREAS G AND H 


Area G consists of the Shell Beach Elementary School and approximately 
30 single family lots plus four (4) apartment complexes adjacent to 
Shell Beach Road. Three of the bluff lots are vacant as are nine 
interior lots. Large two story houses predominate the area. Because 
of the degree of slope and the openness of the Shell Beach School, 
there is an unobstructed, overview of the ocean from U.S. Highway 101. 


The original Shell Beach community, Area H, consists of four separate 
Subdivisions. The sub-areas relate to lot size and _ Tlocation. Many 
different visual experiences are encountered from within this area. 
There are corridor views of the ocean and hills, varying house design 
ranging from small cottages to Jarger landmark homes, blufftops, 
shoreline parks and coastal natural resources. 
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U.S. Highway 101 offers a continuous overview of the ocean and 
town-scape and includes corridor views of Shell Beach. Ocean 
Boulevard parallels the ocean bluff edge and provides access to the 
existing bluff parks, Ocean Park and Margo Dodd Park. This road is 
interrupted by existing residential development located at the foot of 
Placentia Avenue, Boeker Street, and Windward Avenue. Both parks are 
a mixture of man-made developments, landscaping and natural land forms 
of bluffs, and beach and rocks. Each park area is scenic and provides 
exceptional views of the bluffs, coves, rocky beaches, off-shore reefs 
and islands, unusual rock formations carved by the ocean and an 
abundance of bird life and some seals and sea otters. The two parks 
provide varying views of a broad seascape. 


DINOSAUR CAVES - PLANNING AREA I 


The Dinosaur Caves, which is adjacent to the Seal Rock Park, offers a 
dramatic ocean view of the downtown coast line, the pier and_ the 
dunes. Of particular interest is the large cave. This cave was 
formed by typical wave action undercutting the bluff to an extent that 
a portion of the cave ceiling well back from the cliff collapsed. The 
result was an unusual entrance via a hole at the base of the cliff. 
For safety reasons, access to the cave is no longer permitted from the 
top. Many visitors stop at this prime view area to enjoy the ocean 
sea stacks and panoramic setting. It is an area the City would like 
to see acquired by the State because of its outstanding visual 
qualities. 


MOTEL DISTRICT - PLANNING AREA J 


A panoramic overview of the ocean in this area is seen from U.S. 
Highway 101. This narrow strip of land between Price Street and the 
ocean bluff contains a concentration of motels interspersed with 
private homes. The motels are attractive and offer corridor’ and 
overviews of the ocean. The residential dead-end streets are lined 
with trees and shrubs which partially screen the ocean view. 


COMMERCIAL CORE - PLANNING AREA K 


The pier, at the foot of Pomeroy Street and nearby businesses have 
long been the focal point in Pismo Beach. The Central Business 
District is here as were the original early day businesses. [Arisa d 
major destination for visitors and_ tourists. But today--regrettably-- 
it needs a face lift. 


The downtown contains several distinct areas. The commercial core 
area is the heart of the downtown and extends along Price Street from 
Ocean View to Dolliver and along Hinds and Pomeroy Street to the beach 
as well as along portions of Main and Stimson Avenues. Northwest of 
the Core is an area currently developed with a mixture of motels, 
Single family residences, apartments and condominiums. Southeast of 
the core is another area containing a mixture of motel and residential 
uses. 
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PISMO CREEK - PLANNING AREA L 


This area extends west from U.S. Highway 101 to the ocean and from 
Pismo Creek to the southern City limits. Access is by way of Dolliver 
Street, State Highway 1. The original creek bed and floodplain has 
been altered; the most recent occurred with the re-routing of U.S. 
Highway 101 to its present location. The present channel is man-made; 
the original channel was to the south. 


The portion of Dolliver Street south of Pismo Creek is the campground 
and mobile home park area. The west side of Dolliver is planted in 
natural vegetation; the east side is lined with R.V. parks, a mobile 
home park and related businesses, and shows a _ decided Jack of 


necessary coordinated landscaping. The eucalyptus grove at the 
southern City limits is a Monarch Butterfly Refuge. Their winter 
migration to the area provides a major visitor attraction. Dolliver 


Street, State Highway 1, is two Janes without parking or _ pedestrian 
facilities: 


PISMO MARSH (PISMO LAKE) - PLANNING AREAS M and M' 


The Pismo Marsh consists of two separate areas. The larger portion to 
the north of Fourth Street and entirely within the City Jimits is 
owned by the _ State. The correct name is Pismo Lake Ecological 
Reserve. South of Fourth Street, Meadow Creek flows through a_ portion 
of the marsh, part of which is state-owned, the rest in_ private 
ownership. The marsh and its surroundings have many natural open 
Space values and from within the area is especially scenic. With the 
exception of a corridor view’ from Fourth Street, the marsh. is 
secluded. The City of Grover City owns 5.2 acres of open wooded space 
at the crest of Fourth Street which commands an excellent overview of 
the area. The balance of the Grover City land which abuts the Meadow 
Creek boundary is in private ownership. The City limits approximate 
the 25 foot contour lines above Meadow Creek. (See Natural Resources 
Section for further description). The Pismo Marsh planning area has 
four large and commercially zoned undeveloped parcels adjoining’ the 
Pismo Lake Ecological Reserve which must be carefully planned to 
protect the biological resources of the _ marsh. A small portion of 
this planning area has an industrial land use designation. 


OAK PARK HEIGHTS - PLANNING AREAS N and N' 


A portion of Oak Park Heights is visible from U.S. Highway 101 and is 
part of the southernmost foothill backdrop of the City. It consists 
of oak studded rolling hills. The area provides important scenic open 
Space and is a major natural viewshed. This area ranks high in terms 
of visual quality. (See Natural Resources Section, page III-78 for 
further description.) A small portion of Oak Park Heights near Fourth 
Street lies within the Coastal Zone which is planning area N. 


INDUSTRIAL AREA - PLANNING AREAS 0 and 0' 


The Industrial area lies east of Pismo Creek and west of Price Canyon 
Road. It is underdeveloped, with the major land use being a Pacific 
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Gas and Electric loading dock for Diablo Canyon Nuclear Power Plant. 
Aesportion of the P.G. ‘and E. yard lies within the Coastal Zone, but 
much of the undeveloped industrial area lies outside of the Coastal 
Zone. 


PISMO HEIGHTS - BELLO STREET - PLANNING AREAS P and P! 


For purposes of simplicity, the area of Old Pismo Beach adjacent to 
Bello Street and east of U.S. Highway 101 has been included in this 
planning area. The Pismo Heights/ Bello Street area is divided into 
four distinct areas. The area from Pismo Creek to Price Canyon Road 
and from U.S. Highway 101 eastward to the Industrial Park area 
contains a mixture of single family and apartment land uses. The area 
from Price Canyon Road northward to Wadsworth Avenue and from U.S. 
Highway 101 to the eastern boundary of the Lucia Mar Unified School 
District property (Junior High School) contains the school, City Hall, 
a church, the Veterans' Hall and residential land uses. The area 
bounded by Wadsworth Avenue on the south and east sides, U.S. Highway 
101 to the west and Baxter Lane City limits to the north contains 
primarily single family and small apartment buildings. The area 
northeast of the junior high school and Bay Street is almost entirely 
Single family land uses. 


The visual qualities of this area are varied. Sub-area 1, an older 
residential neighborhood, appears isolated from the rest of the area 
and is viewed from the northbound Janes of U.S. Highway 101. 
Sub=-area 2 is dominated by the Junior High School located on a 
hilltop overlooking the City and a city reservoir on an _ adjacent 
hilltop. Public buildings, a church and older’ single’ family and 
multi-family residences are located at the base of the hills which is 
screened from view from U.S. Highway 101. Sub-area 3 is an older 
residential district. The rock out-crops at higher elevation above 
Sub-area 3 provide an important dimension to the viewshed visible from 
Us. Highway 101, These rock formations are a key’ Jandmark for 
residents and provide a dramatic setting for the custom-built homes in 
the area. A portion of the rock out-crops, the most prominent 
adjacent to a small City park, is owned by the City. Sub-area 4, a 
newer residential area at the higher elevations, is a dominant’ focal 
point for the U.S. Highway 101 travellers both from within the City 
and distant points to the south. Both residents and travellers enjoy 
coastal and inland panoramic views from the area. Area P is in_ the 
Coastal Zone and Area P' is outside the zone. 


FREEWAY FOOTHILLS - PLANNING AREA Q 


The Pismo Hills are in the Santa Lucia Range, located northeast of 
U.S. Highway 101 and form aé_ scenic backdrop to the City of Pismo 
Beach. The Pismo Hills comprise several square miles of steep land; 
oak trees dot the ridge lines and ravines. The planning area forms a 
strip of verying widths (see Natural Resources Section, page III-78 
for further description). 
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B. DEMOGRAPHIC CHARACTERISTICS 


1. INTRODUCTION 


The population characteristics of an area provide a basis for nearly 
all major planning decisions. Past, present and future trends in 
population of a community may, for a large part, determine levels of 
demand for services and indicate problems that should be addressed. 


Population characteristics and composition assist in dealing with 
housing needs such as estimating residential Space requirements for 
various dwelling types, income levels and the needs of the various 
population age groups. Land use decisions also are greatly influenced 
by population trends as the amount of Space needed for schools, 
recreational areas, and other community facilities is largely 
dependent — on population characteristics. Therefore, a Study of 
population characteristics and composition of the City of Pismo Beach 
will help in the local decision-making process of the community. 
Additional demographic statistics are presented in the Housing Element 
section of the General Plan/Local Coastal Plan. 


A census count was conducted by the U.S. Census Bureau in April, 1980. 
The data from the census became available in 1981. The following 
information will provide the decision makers the most recent reliable 
information as to City demographic characteristics. 


2. SUMMARY OF SAN LUIS OBISPO COUNTY POPULATION AND HOUSING CHARACTERISTICS 
I RNIN OL CHARGES Ud GD 


The San Luis Obispo County population and housing characteristics are 
included to provide a basis of comparison between City and County wide 
growth characteristics. 


San Luis Obispo County is the fastest growing county in California; 
from 1970 to 1978 the county experienced a population increase of 34.8 
percents’ Pifromrn0s,690 to 1427469. The south county (including Pismo 
Beach, Grover City, Arroyo Grande, Oceano, Nipomo and Avila Beach) 
accounted for 31 percent of all county growth. Table GP-2 summarizes 
County-wide population characteristics. 


The dominant trends which have been taking place in the county prior 
to 1970 are the reduction in age groups which compose the bulk of the 
labor force (age 19 to 64 years) and an increase in the number of 
elderly persons (age 65 and older). Projections indicate that the 
trend of increasing elderly population will continue. The age group 
under 19 years, however, has declined since 1970, from 33.2 percent of 
the population to 26.7 percent for 1980 estimates. The 19 to 64 age 
group has increased since 1970, with 54.5 percent of the population in 
this age group in 1970 and 60.2 percent of the population estimated in 
this age group for 1980. 
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Even though the number of dwelling units in the County has increased 
since 1970, the number of persons per dwelling unit has decreased, 
from 2.81 persons per dwelling unit in 1978 to 2.47 persons per 
dwelling unit in 1980. Vacancy rates also appear to be decreasing, 
from a 4.8 percent county-wide vacancy rate in 1970 to a 3.2 percent 
vacancy rate in 1974. Vacancy rates reflect the housing situation of 
an area; with San Luis Obispo County, there are fewer vacancies 
resulting in a limited housing supply and an increase in the demand 
for housing. 


TABLE GP-2 
SAN LUIS OBISPO COUNTY POPULATION CHARACTERISTICS 


CATEGORY 1970 1974 1978 1980 est. 
TOTAL POPULATION 105,690 127 ,690 142 ,469 149 ,600 
AGES Under 19 
Number 35,059 40,733 n/a 39,943 
Percent Boe Bde n/a ZOe/ 
19 to 64 
Number oy Fes oy' 8 70,740 n/a 90,059 
Percent 54.5 55.4 n/a 60.2 
65 and over 
Number 18.01 Toei n/a 19,598 
Percent 1253 Loa n/a $3 ei 
AVERAGE AGE 34 35 SZ Sul 
NUMBER OF 
DWELLING UNITS SI OLC 47 , 364 57,596 n/a 
NUMBER OF PERSONS 
PER DWELLING UNIT CO Seal C4], n/a 
VACANT DWELLING 
UNITS: Number ecu le cor. n/a n/a 
Percent 4.8 Sue n/a n/a 
AVERAGE INCOME $ 8,738 $ LOe 27a $14,550 n/a 


N/A means data not available. 


Source: County of San Luis Obispo Planning Department, 1980. 
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Growth rate of an area is determined by three major factors: 
in-migration, out-migration, and natural increase. The County of San 
Luis Obispo has a positive growth rate; out-migration is not a major 
factor. Net in-migration or the number of persons who have moved to 
the County is in excess of those who have moved out, and accounts for 
89.5 percent of the County's growth since 1970. Natural increase, or 
the number of children born in excess of deaths, accounts for the 
remaining 10.5 percent of the growth rate. Average annual growth rate 
for the County is 3.8 percent. 


The 1976 Census further documents the fact that net in-migration is 
the major factor in contributing to population growth in recent years. 
In 1976, statistics regarding length of residence within the County 
revealed that over 20 percent of the households responding resided in 
the County two years or less; over 40 percent of the households had 
lived in the County less than five years. Table GP-3 clearly 
indicates that the County population growth is not keeping up with 
housing growth, due to the reduction in household sizes. 


TABLE GP-3 
SAN LUIS OBISPO COUNTY POPULATION GROWTH VS. 
HOUSING GROWTH IN PERCENTAGE OF INCREASE 
1007, 
80% 
607, 


_ = ~=Housing 


| a 
407, ee en et Ce PODuLartion 


20% sf ee a 


0% 
1960 1970 IRENE) 1980 


Source: County of San Luis Obispo Planning Department, 1980. 
3. PISMO BEACH POPULATION CHARACTERISTICS 


General population characteristics are given in Table GP-4. The 1980 
preliminary census counts for the City indicate a population of 5,160, 
an increase since 1970 of approximately 1,100 persons, or 27 percent. 
The average annual growth rate is approximately 2.5 percent. 


The growth rate for Pismo Beach has been slower than the neighboring 
communities and the County. This trend is expected to continue until 
a county-wide growth rate tapers off. Projected population, based 
upon past trends, is expected to reach 8,240 persons by the year 2000 
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(County Planning Department estimates), with growth occurring almost 
entirely within the City limits. Table GP-5 visually represents the 
growth rate for the City of Pismo Beach. 


The attractiveness of Pismo Beach as a retirement community is 
indicated by the 1974. special census. The median age of City 
residents is 45 years, as compared to 34 years of age for the entire 
County. The age structure of Pismo Beach is similar to other 
retirement-oriented coastal communities because slightly more than 20 
percent of the population is age 65 or over, while a smaller than 
average number of residents, approximately 19 percent, are age 19 or 
under. 


TABLE GP-4 


CITY OF PISMO BEACH 
GENERAL POPULATION CHARACTERISTICS 


CATEGORY USA SP MSS Ub aS 1976 LOT OTS 1979 1980 


POPULATION 4043. NA NA NA 4829, 4910, 4900, 4890 , 4970. 5150. 52004 


PERSONS PER 
HOUSEHOLD 


MEDIAN INCOME 8443 9000 9594 10260 10984 11753; 12576; 13456 14398, 16150; NA 


203 NA NA NA 2.08 NA NA NA NA NA 1.88 


MEDIAN AGE NA NA NA NA 45 NA NA NA NA NA NA 


NO. OF SINGLE 
FAMILY HOMES 


NO OF. MULTI- 


1346 1367 1395 1435 1458 1479 1500 1534 = 1491 1622 1626), 


FAMILY HOMES 480 566 590 630 644 °& 648 668 687) 717 721 724, 
NO. OF MOBILE 
lie NA NA 224 300-300 665, 456 406 556 556 NA 


Sources and Footnotes for Table GP-4: 


a 1970 Census. 

b. 1974 Special Census 

CK Estimated population projections by San Luis Obispo County. 

d Actual count of housing units X 1.88 persons per dwelling unit 
equals 54000. 

e 1500 of this total are located in the Coastal Zone. 

f. 650 of this total are located in the Coastal Zone. 

g. Most likely includes RV parks. This should read 300 units. 

h As of April 15, 1980. This is an estimate by the State and is not 
necessarily accurate. 

i. Median income for San Luis Obispo County calculated by HUD. 

NA: No accurate information available 
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TABLE GP-5 


GROWTH RATE FOR THE CITY OF PISMO BEACH 


Population 
8000 
7000 
6000 
5000 


4000 


1970 71 aie 13 74 ihe 76 THE 78 78 80 
Year 


Source: City of Pismo Beach Community Development Department, 1980. 


Age structure is an important factor for determining land use 
requirements. Schools, apartments, hospitals, rest homes and 
recreation areas are typical of land uses which are sensitive to 
typical age patterns. Present and anticipated age proportions in 
Pismo Beach deviate from the norm sufficiently to affect land use 
allocations. 


The economy of Pismo Beach is oriented to both the strong attraction 
of tourism (recreation activities) and the desirability of the area as 
a place of retirement. This is evidenced by the median age of 45 
years as compared to 30 years of age for the unincorporated portions 
of the County. The 1976 special census also indicated the average 
household size has been declining from 2.3 persons in 1970 to 1.88 
persons in 1980, again substantially less than the County 
unincorporated averages of 2.7 persons per household. Table GP-6 
indicates the decline in household size for the ten year period. 
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TABLE GP-6 
NUMBER OF PERSONS PER HOUSEHOLD BY YEAR, 1970 to 1980 


ae: Lise) Ys 2708 ee 
oF One ee ee ee eee ee 
ie 

0 


1970 1974 1978 1980 


Source: City of Pismo Beach Community Development Department, 1980. 
4, HOUSING CHARACTERISTICS IN PISMO BEACH 


Housing information is contained in the Housing Element Section of 
this General Plan. 


5. POPULATION AND HOUSING CHARACTERISTICS BY NEIGHBORHOOD PLANNING 
AREA 


The City Planning Staff in 1979 conducted a housing survey by planning 
areas. Figure GP-2 shows the planning area _ locations. This 
information is summarized in Table GP-7. Estimated population by 
planning area, based on 1.88 persons per unit and excluding a vacancy 
rate also is given on Table GP-7. The information contained in this 
table provides an indication as to where population is located in the 
City and where growth is likely to occur in the future. 
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TABLE GP-7 
EXISTING HOUSING AND POTENTIAL POPULATION 
BY NEIGHBORHOOD PLANNING AREA 
HOUSING POTENTIAL % OF DENSITY 


PLANNING AREA UNITS POPULATION POP (PERSONS/AC )** 
A - Sunset Palisades -160 301 4.8 Aa6 
B - South Palisades Is 28 0.4 0.6 
C - Spyglass North 0 0 0.0 0.0 
D - Spyglass 106 199 Shaye Sab 
E - St. Andrews 147 276 4.4 8.9 
b= Spindrift 66 124 eX) ees 
G - Terrace Avenue SL 58 120 Sao 
H - Shell Beach 886 1666 ZOD 12.5 
I - Dinosaur Caves 0 0 O20 050 
J - Motel District 60 iS Tes fae Ah 
K - Commercial Core . 558 1049 16.8 9.5 
L - Pismo Creek 364 684 EO 3.6 
M - Pismo Marsh Coastal 182 342 S45) 2.9 
M'- Pismo Marsh 0 0 0.0 0.0 
N - Oak Park Heights Coastal 0 0 0.0 0.0 
N'= Oak Park Heights 155 291 4.7 0.6 
0 - Industrial Coastal 0 0 Ged 0.0 
O'- Industrial 0 0 0.0 0.0 
P - Pismo Heights Coatal 44] 829 1333 Bau 
P'-~ Pismo Heights 139 261 AZ ches 
Q - Freeway Foothills i, ie) Od Oe 
TOTALS Soe, 6234 * 100.0 4.54 


* At 1.88 persons per dwelling unit, assuming 100 percent occupancy. 
All figures are approximate. Some units under construction were 
included in 1984 update. Update does not include large number of 
pending units. 


** Total Area of Planning Area included in this density figure 
(updated 1984) with revised Housing Element information. 


SOURCE: City of Pismo Beach Community Development Department, 1980 
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C. ECONOMIC CHARACTERISTICS 


1. INTRODUCTION 


The discussion of Economic Characteristics is divided into four 
sections: the labor force characteristics; industry and employment 
Opportunities; taxable sales and revenue information; and future 
economic trends. The information is presented in order to provide 
readers with a basis for planning and decision making relating to 
employment opportunities in the City. The information is intended to 
be general in nature and does not substitute for further analysis 
after the 1980 Census information becomes available. 


2. LABOR FORCE CHARACTERISTICS 


The most recent labor force information is from the 1970 Census. This 
information is out of date; however, it can be used to indicate the 
type and general mixture of the labor force. These figures are given 
on Table GP-8. 


County labor force characteristics taken from the 1976 Census can be 
used in better indicate current area wide labor force characteristics. 
According to San Luis Obispo County data for the Unincorporated County 
area, total civilian employment has increased at an average of about 
2000 jobs per year. This figure is slightly less than the average 
annual growth in the number of job seekers. The county unemployment 
rate is below that of many other areas within the State. Total 
unemployment for the County declined by 150 people in 1978 to 3,450, 
while the rate of unemployment dropped to 5.9 percent in 1978 from 6.6 
percent in 1977. This is well below the unemployment rate of the 
State of California, which averaged 8.2 percent and 7.1 percent, 
respectively. 1976 labor force data for the County unincorporated 
area are summarized on Table GP-9. 


os INDUSTRY AND EMPLOYMENT QPPORTUNITIES 


The employment opportunities in Pismo Beach are limited because of the 
lack of labor intensive industries. This is evidenced in Tables GP-8 
and GP-9. Table GP-8 is a list of professional, wholesale, retail and 
administrative services for Pismo Beach; Table GP-9 is a summary of 
the business licenses issued in 1979 for Pismo Beach. The major 
employers are hotels, motels, City services, and contractors, not 
industrial or manufacturing labor intensive businesses. 


Many of the residents of Pismo Beach must rely on employment 
opportunities in San Luis Obispo County. The largest government 
employers are Cal Poly, the County of San Luis Obispo, and Atascadero 
State Hospital. Other government employers are Cuesta College, 
California Men's Colony and Cal Trans. The major local employers are 
School Districts and Municipalities. The service related employers 
are trade and construction industries. Vandenberg Air Force Base in 
northern Santa Barbara County also may have an effect on employment 
for Pismo Beach residents. 
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4, TAXABLE SALES AND REVENUE INFORMATION 


An important indicator for City Economic Capability is the annual 
gross receipts from City businesses. Table GP-10 summarizes this 
information for a cross section of the City's businesses from May 1, 
1977 to April 30, 1978. This table clearly shows the large dependence 
on tourism with motels, restaurants and gas stations representing 45 
percent of the annual gross receipts. 


Much of the City's revenue and expenditures are derived from? or 
related in part to, tourism. Table GP-11 summarizes the Cityes 
revenues and expenditures derived from or related to tourism for 
Fiscal Year 1979. Transient lodging taxes account for 17 percent and 
Sales and use taxes account for 18 percent of the locally generated 
revenues. 


9. FUTURE ECONOMIC TRENDS 


Generally, it is anticipated that the City will continue to have a 
tourist-oriented economy and will experience increases in the number 
of tourist-related businesses and motels. The percentage of revenue 
generated in proportion to the number of jobs available in the City 
will also remain at the same level. It is also anticipated that any 
labor intensive business will not locate in the City in the near 
future. Residents will continue to rely on opportunities outside the 
City limits. The attractiveness of Pismo Beach as a retirement and 
tourist-oriented community will continue. 
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TABLE GP-8 


INCOME AND EMPLOYMENT CHARACTERISTICS 


CITY OF PISMO BEACH - 1980 


CATEGORY 
Total Population 
Employment Status 
Male, 16 years and older 
Labor Force 
Percent of Total 
Civilian Labor Force 
Employed 
Unemployed 
Percent of Civilian Labor Force 
Not in Labor Force 
Female, 16 years and older 
Labor Force 
Percent of Total 
Civilian Labor Force 
Employed 
Unemployed 
Percent of Civilian Labor Force 
Not in Labor Force 
Class of Worker 
Private Wage and Salary 
Government Workers 
Local Government Workers 
Self-Employed Workers 
Unpaid Family Workers 
Industry 
Construction 
Manufacturing 
Transportation 
Communications, Utilities & Sanitary Services 
Wholesale and Retail 
Finance, Insurance, Business and Repair Services 
Professional and Related Services 
Public Administration 
Income 
All Households 
Less than $5,000 
$5,000 to $7,499 
$7,500 to $9,999 
$10,000 to $19,999 
$15,000 to $19,999 
$20,000 to $24,999 
$25,000 to $34,999 
$35,000 to $49,999 
$50,000 and over 
Median Income 
Mean Income 
Per Capita Income of all persons 


2841 
1376 
48.4 
1371 
1234 
137 
10.0 
2) 
Z9e3 
1098 
43.5 
1098 
1019 
19 
lene 
1425 


1529 
183 
293 
282 

6 


243 
116 

32 

70 
nS 
128 
ae 
137 


2744 
466 

289 

265 

546 

446 

204 

304 

124 

100 
$13,060 
$16,950 
$ 8,674 


SOURCE: U.S. Department of Commerce, Bureau of Census, Population 


Characteristics, 1980. 
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TABLE GP-9 
1976 LABOR FORCE DATA FOR THE UNINCORPORATED COUNTY 
(PERCENT OF TOTAL POPULATION) 


CATEGORY ; PERCENT 
Labor Force 
Military 0.3 
Full time 24.4 
Half Time 226 
Part Time 2.0 
Seasonal 0.4 
Unemployed 129 
Discouraged Worker Oid 
Not in Labor Force 
Adult Student TO 
Retired eZ. 
Not in Labor Force OW) 
No Response 4.9 
TOTAL 100.0 


Source: San Luis Obispo County Planning Department, 1980. 
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TABLE GP-10 
CITY OF PISMO BEACH BUSINESS LICENSE DATA 
May 1977 - May 1978 


ANNUAL GROSS (1) PERCENT 

BUSINESS CATEGORY RECEIPTS (000) of TOTAL 
Auto repair & sales 100 (3) 
Motels 4125 14 
Drug Stores 774 3 
Furniture 247 1 
Clothing Shops 674 2 
Gifts, antiques, crafts, galleries 662 2 
Merchants--Genera| 415 1 
Beauty & Barber 316 1 
RV Parks 823 3 
Pkg. Liquor 327 il 
Restaurants 6194 Fag 
Service Stations 2924 10 
Grocery and Meat 4558 15 
Mail Order 1300 4 
Convenience & Specialty Foods 510 2 
Retail Sales Categories with 

less than 3 businesses (2) 2430 8 
Merchants & Motels Subtotal 26379 88 
Apartments 808 3 
Realtors, Doctors & Other Professional 

Services 2680 ) 
TOTAL 29867 100% 


(1) a) Shown in thousands of dollars for May 1, 1977 to April 30, 
1978. 

b) Excludes sales of liquor. 

c) License applicants are required to identify a total gross 
receipts level which they did not exceed for the prior May 1 
to April 30. Therefore, the figures may overstate gross 
receipts in cases where the applicant identified the actual 
gross receipts. Amounts may have also been understated 
improperly to avoid full license fee payment. 

d) Does not include the receipts of certain special categories 
of businesses where gross receipts identification is not 
required for licensing. These omitted categories include 
several recreation and amusement business and non-profit 
organizations, but are mostly comprised of contractors and 
wholesale delivery operations. 

e) See Appendix Item #6 for the business license application 
form. 

(2) Due to the confidentiality of gross receipts information, 
specific business category totals are provided only when three or 
more individual businesses are in one category; this category is 
an aggregation of gross receipts data from categories with less 
than three businesses involved. 

(3) Less than 1 percent. 

SOURCE: City of Pismo Beach Community Development Department, 1980. 
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TABLE GP-11 


CITY OF PISMO BEACH REVENUES DERIVED DIRECTLY OR IN PART 
FROM TOURISM FOR THE FISCAL YEAR ENDED JUNE 30, 1979 


LOCAL REVENUES DERIVED DIRECTLY OR 
IN PART FROM TOURISM 


Transient lodging taxes 

Sales and use taxes 

Franchises 

Business license taxes 

Construction permits 

Alcoholic beverage licenses 

Gasoline taxes 

Cigarette taxes 

Secured property taxes 
Subtotal 


OTHER REVENUES 
(not including government sources) 


TOTAL REVENUES 
(not including government sources) 


TOTAL REVENUES INCLUDING 
GOVERNMENT SOURCES 


DOLLARS 


250,858 
266,784 
Bog a 
Za13050 
13 212 
Bier 
49,228 
17,747 
186,714 
854,783 


631,942 


1,486,725 


1,750,448 


PERCENT 


100 


Source: City of Pismo Beach Community Development Department, 1980. 
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D. EXISTING LAND USE PATTERNS 


1. INTRODUCTION 


Well founded population projections achieve their principal utility 
when they are used to determine needs for future land uses. The past 
and present character of the population (previously discussed), 
included such factors as population distribution and density (see 
Table GP-7), age and sex structure (Table GP-4) and employment (Table 
GP-8) yields valuable clues related to the amount of Jand area 
distribution required for various uses. It is valuable as well for 
determining the extent and location of public facilities and services. 


Population characteristics, analyzed in conjunction with physiography, 
existing land use, and tempered with the kind of community desired by 
its residents, collectively indicate the proper future developmental 
patterns that should be undertaken. These concepts were used in 
considering the land uses recommended in the Land Use Plan (see 
Section IV) and used when formulating the future Development Trends or 
Growth Control Plan. 


Prior to any future land use decisions, the existing land use 
characteristics must be determined. Existing patterns provide 
valuable information regarding land use constraints, living patterns 
with relation to the community planning areas and nearby communities, 
important topographical features and community values. 


2. EXISTING LAND USES 


Table GP-12 summarizes the land uses within the City by planning area. 
Existing land use characteristics by planning area and by specific 
land use are given in the Appendix. The total developed acres within 
the City were approximated using a land use survey map compiled in 
January, 1979 by the Community Development Department. This map was 
updated in May, 1980 to include building permits issued since the 
compilation of the original existing land use map. Approximately 46 
percent of the City is developed. 


Existing land uses given on the table designate the land usage not the 
General Plan designation. There are existing properties within the 
City which are underutilized and which could be recycled to other 
uses. These acreages have not been estimated because recycling or 
redeveloping land uses is subject to personal wishes, public opinion 
and the decision making process. The General Plan designates the most 
appropriate land use for the area even though the existing use is not 
the same. In adopting a general plan, areas which are different than 
those designated become non-conforming. This status does not affect 
the existing land owner until that land use is changed, and at that 
time the use must be brought into conformance with the General Plan. 
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TABLE GP-12 
PREVIOUS ACREAGES BY LAND USE OF PISMO BEACH 
BASED UPON OLD GENERAL PLAN 


oe n 
fs 2 
= Ce | eB) 
n w <x ae) > > 
7p) <b} = <) <b) SS To 
(ab) EG&WN = — rm C3 Da oe <b) — S (<b) a 
S Ora (S) ise) ise} Ceo O =) (2a) i 
O =o Se ee - - OH er Oo - bas ie 7 
<> EResidential Acres wae © 2 Pn use an ba = 
Ps by Density oe 5 Oe OO ee ee cake oe eee 
(10) [eB] ew a VU ae (<D) 
aa) 2 SS n & = SoS Yo VO oe = C) So aS Wey sss cere hs 
é 28 #2 88 £2 8Y 8252 B52 £2 
PLANNING AREA LOW MED HIGH me 
AA - Freeway 215 0 0 0 0 0 0 0 0 0 0 0 Q 215 
A - Sunset Palisades 114 925.5 emo: 0 0 0 0 0 5 0 0 0 14,5. 0 
B - South Palisades 48 0 43 0 0 0 0 0 0 5 0 0 0 0 
C - Spyglass North 20 0 0 10 0 10 0 0 0 0 0 0 0 0 
D - Spyglass 23 0 Jaen ras) al) 0 5 0 0 7 0 0 0 0 
E - St. Andrews oh) 25 2 2ee5.0 0 0 0 0 1 0 0 0 0 
F - Spindrift 16 9 Hed: oO 0 0 0 0 0 0 0 0 0 0 
G - Terrace 18 6 Tig 30 0 0 0 O25 70) 0 0 0 0 0 
H - Shell Beach 133 3 107-5 0 0 0 14 0 8 0 0 0 0 0 
I - Dinosaur Caves Le 0 0 0 0 19 0 0 30 0 0 0 0 0 
J - Motel District 53 0 8 0 O545 0 0 0 0 0 0 0 0 
K - Commercial Core Diet Z Oe 26 OF Bice = 40 0 1 2 0 0 0 0 
L - Pismo Creek 189 0 0 0 12 = wee 9 0 0 114 0 0 0 0 
M - Pismo Marsh Coastal 116 0 0 O24 7 14 Ore t 0 0 0 0 0 
M' - Pismo Marsh 2a 0 0 0 0 Cee 0 0 0 0 0 0 0 
N - eights Coasta 16 0 3 0 0 4 0 0 5 0 0 0 0 
N' - Oak Park Heights 480 60 75 10 0 4 1 9 59 51 0 199 4 0 
0 - Industrial Coastal 28 0 4 0 0 0 0 10 0 14 0 0 0 0 
O' - Industrial 34 0 0 0 0 0 O- B33 0 1 0 0 0 0 
P Pismo Heights Coastal 145 Gs 143 0 0 0 0 0 2 0 0 0 0 0 
P' - Pismo Heights i] 19 58 0 0 0 0 0 0 0 0 0 0 0 
Freeway Foothills 145 5 42 0 0 0 2 0 0 0 58 Ja 538 0 


TOTAL ACRES 2055n 2215 51295-5525036 B8hell] 5e52 me ld5050199. 250 me 199 es ero 


*Acreages are approximate. SOURCE: City of Pismo Beach Community Development Department, 1980. 
Based upon 1972 General Plan. 
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E. DEVELOPMENT TRENDS 


1. INTRODUCTION TO GROWTH MANAGEMENT CONCEPTS 


Beginning with the tate 1960s, many California communities have 
developed growth management systems to promote a wide variety of 
environmental, social and economic’ goals. There are four basic 
reasons for developing growth management systems. 


1. Service Costs and _ Revenues. New development, if not balanced, 
may cost more for City services than it will contribute in local 
tax revenues. 


a Environmental and Aesthetic Quality. Urbanization often 
threatens scenic Tandscapes, marshlands, recreational areas, air 
quality, historic sites, agricultural lands and other resources 
the community values. 


3. Communit Identity. Rapid growth frequently threatens to 
adversely alter th basic identity of a community and its Jlife- 
style. 


4. Economic Base. Sprawling growth frequently weakens established 


central business districts. 


Growth management techniques can be applied in planning, regulatory 
power, expenditure programs and taxation § measures. The essence of 
growth management is the systematic use of a combination of these 
techniques to shape development. 


Growth management systems can manage population either in terms of an 
absolute limit or a growth rate (as more important to Pismo Beach). 
Population projections developed in the context of the general plan 
can give legitimacy to specific measures to regulate growth. Since 
the general plan is a forum for balancing competing interests and 
objectives in deciding the City's future as well as for meeting its 
obligations to provide adequate housing opportunities, the General 
Plan is the most appropriate mechanism for making the necessary 
trade-offs between these two competing objectives. The general plan 
also must make consistent policies for implementation. Integrating 
growth management policies and programs with the general plan ensures that 
these policies and programs are carried out through regulatory activities and 
decisions about public facilities. 


2. GROWTH PROJECTIONS 
Pismo Beach has evidenced an average annual housing growth rate for 
the past ten years at approximately 3 percent a_ year. To project 


future growth, four scenarios were established based on a _ compound 
growth rate as represented in Figure GP-3. 


Tire 
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1, Annual housing growth rate will stay the same as the past trends indicate, 
or three percent a year. This amounts to about 80 units per year (at 1.88 
persons per dwelling unit) for the first year and 123 annual units by 
1994, 


2. Growth rate will decline to more nearly meet the national trend. 
This rate amounts to approximately 55 units’ the first year at a 
two percent growth rate, increasing to 70 units in 1994. 


3. Accelerated growth rate will develop as measures designed to 
reduce delay take effect, assuming that reasonable financing is 
available. It is estimated that as much as five percent compound 


growth rate could occur, resulting in approximately 125 units the 
first year, and 270 units in the fifteenth year. 


4, The fourth scenario assumes an uncontrolled growth of ten percent 
per year. This rate cannot be accommodated by the City but is 
included for comparison. Approximately 225 units would occur the 
first year under this assumption and 1030 in 1994, 


Table GP-13 gives the projected population increase by year. for the 
four scenarios. Under scenario 1, the growth rate would result in an 
increase in population over the next fifteen years to 6,733. Scenario 
4, although possible, is not considered realistic because the City is 
not capable of supporting the magnitude of population increase’ to 
21,304. 


3. GROWTH MANAGEMENT PLAN 


In the past several years, the City has experienced a _ dramatic 
increase in applications for development proposals. As an interim 
measure, the City has imposed an annual limit on building permits of 
between 50 to 60 units per year per development project. 


Current regulatory and financing problems have deferred City approved projects 
without reducing demand. Sudden relief from these constraints, if not 
controlled, could produce development at a rate that cannot be accommodated. A 
dramatic increase in project proposals has caused the City to investigate the 
cost of new developments and the ability of the City to provide necessary 
services, particularly water and wastewater treatment. Much of the needed 
information to determine the City's ability to facilitate growth has been 
developed (see Sections III and IV of this General Plan). Based on this 
background information, the City has expressed the desire to consider growth 
management techniques to keep growth commensurate with the City's ability to 
provide services. 


The most limiting resource in the City at present is the available 
water supply. Until adjudication, water may or may not be available 
for maximum development. Figure GP-4 shows the projected water use at 
2, 3, 5 and 10 percent compound growth rates. Assuming that the City 
can rely on the maximum guaranteed water supply, the City would have 
enough water supply for a three percent annual growth rate. The 
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estimate for water availability above the maximum guaranteed water Supply, 
although possible, cannot be counted upon at present; a five or ten percent 
compound growth rate is not advisable until additional water sources are 
affirmed. 


A second limiting factor is availability of waste water treatment 
facilities. Section IV provides background regarding the limits in 
transmission systems , ee station limits and projected Sewage 
treatment facility expansion. Figure GP-5 Summarizes this 
information. Sewage treatment facilities are expanded as needed as a 
result of development fees on new developments. 


A third limiting factor to growth is the availabiddtyalof-.gobs.* There 
are not enough jobs presently available or projected for the future to 
sustain a high growth rate. 


Other growth-limiting factors exist, such as amount. of developable 
land, fiscal impacts, police and fire protection, necessary road 
improvements, archaeological resources, and mecessary . provision for 
recreational facilities. 


4. GROWTH MANAGEMENT GOALS, POLICIES AND PROGRAMS 


GOAL_GP-1: To enhance the City's unique beach community atmosphere while 


encouraging stable and sustainable population and economic growth. 


POLICY GP-1: To monitor and control the City's population growth 


rate so as to allow for change without detracting from the 
quality of life. 


Program GP-1: The City shall in January of each year complete a 
review of housing unit growth in order to retain an average 
annual growth rate of 3 percent. This review shall consider the 
history of housing growth over the previous two years and. shall 
determine the maximum number of housing unit permits which may be 
issued during the year without unreasonably restricting growth 
for the two following years. When it appears likely that the 
number of permit applications will exceed the number which may be 
issued, the City Council by resolution shall adopt a_ priority 
plan for the issuance of _ permits. This priority system shall 
utilize the priority established by Policy W-2 and such. other 
considerations as are then determined to be in the best interest 
Of thercicy. 


Program  GP-2: New water utilizing development in the Coastal 
Zone shall be provisionally limited to an amount equivalent to an 
average annual growth of three (3) percent for a five year period 
as per the City's certified Growth Management Plan, plus 100 
additional residential units (provided they do not utilize more 
than 25 acre feet of water per year) plus. the development of a 
Single family residence on any existing Subdivided parcel 
designated for single family residences of record on January 23, 1981, and 
all lands designated for general commercial and/or visitor-serving uses. 
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Program GP-3: Within five years of the date of the certification 
of the City's Local Coastal Plan, or concurrent with the Coastal 
Commission's normal five year review of the Local Coastal Plan, 
the City shall demonstrate to the Coastal Commission. that it has 
readily available water resources to accommodate projected growth 
beyond the initial five (5) year period of the City's certified 
Local Coastal Plan. Subsequent to said demonstration to the 
Coastal Commission's satisfaction, the City may permit new 
development which would result in new net water demands beyond 
those projected for the five (5) year review period of the City's 
certified Local Coastal Plan. 


Program GP-4: Pursuant to the City's Growth Management Allocation System, 
the City shall, prior to permitting construction of all future water using 
developments, make the specific finding that water resources to serve such 
development exist and are presently available on a sustained basis. 


Program  GP-5: The City “shall prepare # and “initiate a capital 
facilities program to accommodate a _ reasonable population growth 
based on available and/or anticipated funding. 


POLICY GP-2: The Growth Management Program shall not preclude the 
issuance of building permits for single family residential lots 
which are legally subdivided on the date of adoption of this 
General Plan. 


POLICY GP-3: The City will maintain services to existing areas and 
not extend services to new areas in excess of the capabilities of 
these services. 


Program _GP-6: The City — shall thoroughly investigate fiscal 
impacts relating to provisions of services for new development. 
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TABLE GP-13 
PROJECTED POPULATION INCREASE BY YEAR 
FOR 2, 3, 5 and 10 PERCENT GROWTH RATES 


1980 5100 5100 5100 5100 
1981 SLuzZ S256 5555 5610 
1982 5205 5410 Bocce 6171 
1983 5309 4472 5903 6788 
1984 5415 5740 6199 7466 
1985 5523 5912 6509 8213 
1986 5634 6089 6834 9034 
1987 5/56 6272 7176 9938 
1988 5861 6470 7535 10932 
1989 5978 6654 791 12025 
1990 6098 6853 8307 13228* 
1991 6220 7059 8722 14550* 
1992 6344 127 9158 16105* 
1993 6471 7489 9616 17606* 
1994 6601 7714 10097 19367* 
1995 6733 7945 10603 21304* 


Source: City of Pismo Beach Community Development Department, 1980. 
is Maximum population under General Plan is 12,162 


Corrected 1-85 to reflect recent General Plan Amendments and 
Coastal Commission approved version of Coastal Plan. 
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. ENVIRONMENTAL ISSUES 


THE CITY OF PISMO BEACH IS LOCATED IN A UNIQUE ENVIRONMENTAL 
SETTING, PRESERVATION OF THE NATURAL RESOURCES OF THE CITY 
ARE OF PRIME IMPORTANCE. THE COASTAL BLUFFS OF NORTHERN 
PISMO BEACH PROVIDE SCENIC VIEWS OF THE PACIFIC OCEAN AND THE 
FOOTHILLS LOCATED TO THE EAST OF U.S. HIGHWAY LOl AcT AS A 
SCENIC BACKDROP FOR THE CITY, 


Council Adopted, 1-23-81 


General Plan/LCP 
Council Adopted 1/23/81 


ll. ENVIRONMENTAL ISSUES 
A. PHYSICAL CHARACTERISTICS 


Physical characteristics of the coastal bluffs and the surrounding 
hills to a great extent determine both the location and type of 
development in the City of Pismo Beach. The major physical factors 
affecting development are slopes, soils, earthquake faults, flooding 
and ground water, and areas of rapidly eroding bluff tops. This 
Chapter discusses these and other physical factors that affect 
development patterns. The chapter is divided into six major sections. 
The first section is an introduction to the physical characteristics 
of the City. The second section discusses those coastal hazards that 
influence development along the City's northern coastal terrace. The 
third section contains the City's Safety Element; the fourth section 
contains the Seismic Safety Element and the fifth section contains the 
Noise Element and the last section contains the Air Quality 
Maintenance Plan. These last three elements are mandated elements of 
the General Plan. All of the sections interrelate and should be 
considered in context with one another when considering new 
development within the City limits. This section also provides 
background necessary for the Open Space and Conservation Elements. 


1. GEOLOGY AND HYDROLOGY 


a. Slopes and Surface Hydrology 


Slope: Slope is the incline of the surface of a soil and is usually 
expressed by percentage equal to the number of feet of fall per 100 
feet of horizontal distance. Slope characteristics strongly affect 
man's use of the land and natural features as well. 


Steep slopes have traditionally contained urban development in the 
study area and the Land Use Plan recommends that no grading be 
permitted on slopes greater than 30 percent because of service and 
access limitations. 


Grazing is severely affected on slopes greater than 40 percent. 
Moreover, slopes have been a controlling influence in the shaping of 
Pismo Beach as a city. 


Natural features affected by slope characteristics include propensity 
for erosion, location of plant and animal communities, location and 
rate of surface water runoff and soil properties. 


Figure EN-1, at the end of this section, is a slope map which 
indicates slope characteristics at various intervals. Approximately 
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60 percent of the study area falls within the 0 to 15 percent slope 
range, 20 percent within the 16 to 30 percent range, and 20 percent is 
over 30 percent slope. Figure EN-2 provides representative 
physiographic sections of the northern and southern sections of the 
City. 


Surface Hydrology: The surface hydrology is shown on Figure EN-3; 
this map indicates the principal hydrographic features in the study 
area. Primary features are Pismo Creek, Pismo Marsh, and the Pacific 
Ocean. Secondary features include some valleys of the Pismo Hills. 


Both primary and secondary features play an important role in 
Supporting various plant and animal communities. 


The information on the Slopes and Surface Hydrology maps are used in 
the following chapters to justify various planning decisions. The 
maps should prove helpful in understanding the general physiographic 
makeup of the study area. In addition, these data can aid developers 
and landowners in making development decisions. 


It should be noted that the use of Slopes and Surface Hydrology 
information shown should be limited to general planning. Larger scale 
maps would be required for specific project decisions. For example, 
areas which show slopes of a particular percentage range may actually 
contain small areas which fall into a greater or lesser percentage 
category. Hydrographic information shown is also of a general nature. 
Detailed investigation of surface water runoff patterns, groundwater 
and its recharge, and other hydrologic phenomena are beyond the Scope 
of this study. Again, more detailed investigation would be required 
for specific project decision making. 


b. Geology 


Figure EN-4 shows primarily the youngest geological formations, in 
other words, only those conditions which occur on or near the surface. 
Underlying older formations are not shown except where left exposed by 
weathering or other influences. 


The geologic structure of the area was obtained from a comprehensive 
but preliminary map prepared by geologist C.H. Hall in 1969. 
Apparently this is the most recent information available. According 
to Hall, there are six basic formations occurring in the Pismo Beach 
area, along with some recent alluvial deposits. The oldest formation 
is the Franciscan (see explanatory list with Figure EN-4) which 
attains a maximum depth of 1500+ feet. The basement complex, which 
was formed in the Precretaceous, underlies the study area. It is 
primarily composed of graywacke sandstones interbedded with shale, 
siltstone, and chert layers. Also included in this formation is 
serpentinite, a slippery, unstable green rock composed of serpentine 
minerals derived from the alternation of previously existing olivine 
and pyroxene. 
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The next formations occurring to any significant extent are the 
Monterey and Pismo formations. The older Monterey was deposited 
during the Tertiary, approximately 25 to 58 million years ago. It is 
composed of cherty shale. Dolomitic siltstone, and tuffaceous 
siltstone, all of which were formed from the erosion of the Franciscan 
and volcanic formations (tuff from eruptions of the Morros). The more 
recent Pismo formation is composed of consolidated marine sediments 
which are made of pebbly sandstone containing much organic or 
carbonaceous matter, mostly in the form of tarry hydrocarbons, hard 
claystone, hard silty shale, and local diatonite. Porcelaneous or 
opaline shale are also present. 


These three formations, Franciscan, Monterey, and Pismo, exist between 
the western boundary of the freeway and the Pacific Ocean. The Obispo 
formation is located on the sloping east side of the freeway and is 
made up of soft, easily weathered, white, fine-to-coarse grained tuff. 
Tuff is a rock composed of compacted volcanic fragments generally 
smaller than 4 mm. in diameter. When exposed to the elements tuff is 
easily eroded. An example of this erodibility is located south of the 
present sewer farm and directly east of the Five Cities Shopping 
Center. The erosion characteristics of tuff should be carefully 
considered when evaluating the impact of urban development located 
atop the Obispo formation. 


Cliff and Marine Terrace Areas: In the northwestern portion of the 
study area (Sunset Palisades through Dinosaur Caves planning areas ) 
there exist marine terraces which are in actuality old wave-cut 
platforms that have been uplifted. These platforms are a result of 
continuous wave erosion. As the waves work at eroding the bluff face, 
they leave behind them flat, wave-cut platforms. Gradually, through 
geologic time, these platforms are uplifted to form marine 
terraces--the gently sloping plains extending from the west edge of 
the freeway to the sea cliff edge. Beaches in the rocky areas are 
formed by sand being deposited on top of the wave-cut platforms by the 
longshore current. Another result of wave erosion is more resistent 
rock that has withstood the effects of the waves. 


The occurrence of surge channels is an erosional feature that should 
be of interest to the City with regard to shoreline development. 
These channels begin to form as small inlets perpendicular to the 
coastline. Gradually the softer cliff sediments are eroded away from 
a focus for the ocean waves and tides. The developing channel 
intensifies the waves' power, which pushes the channel even farther 
into the cliff. As time progresses the sea begins to undercut the 
cliff at the back of the channel to form a Cave. This cave 
experiences further excavation until either the surface structure 
above the cave collapses completely, forming a very steep-walled 
canyon, or a blow hole such as the one below the Spyglass Point 
restaurant development. Surge channel potential, if extensive enough, 
might be used as criteria for limiting coastal development. 
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The geologic material concerning Pismo Beach is adequate in scope; 
however, it needs to be studied in greater detail. Hall's mapping of 
the land east of the freeway is extensive and fully comprehensive, but 
the landforms in the study area below the freeway have only been 
Spot-mapped due to the lack of rock outcrops. The map should be 
adequate for general decisions making; however, in dealing with 
specific sites a specialist should be consulted for highly accurate 
information. 


Section 2 of this chapter provides more detailed information on 
bluff-top erosion as part of the Hazards studies conducted in 
conjunction with the Coastal Plan. 


C Soils 


Soils are the aggregate of weathered minerals and decaying organic 
material that cover the earth in a thin layer in which plants grow. 
Soil is affected by both natural and human impact which, when acting 
individually or in unison, can create a variety of modified 
Situations. For example, wind and natural runoff can directly cause 
soil erosion, But urban development can aggravate soil loss by 
exposing it, through removal of protective vegetal cover, to adverse 
natural elements; it can create excessive runoff, as from paved areas, 
which affects adjacent lands; it can subject the surface and 
subsurface materials to excessive compaction, thereby reducing 
permeability and increasing the soil saturation potential. Commercial 
agriculture, too, often modifies the internal structure of soil by 
over-utilization or leaching out of nutrients and subsequent 
concentration of salts. 


Soil Classification: The United States Department of Agriculture has 
grouped the soils of the Pismo Beach area into eleven different coded 
types. These solid groups are described by three different 
classification systems: 


1. Land Capability Classification 
2. Vegetative Soil Grouping 
3. Hydrologic Soil Grouping 


The relationships between soil characteristics and the “soil types" 
are recorded in a descriptive matrix, Figure EN-5. The description of 
soils in the City is contained in the Appendix. 


The classification of the soil types in the Pismo Beach area was the 
product of a field survey and aerial photo analysis conducted by the 
Santa Maria branch of the Department of Agriculture, Soil Conservation 
Service, during the years 1970 to 1972. The fact that this soil 
information is several years old has little effect on its validity 
Since soil does not change over such short periods of time. (In fact, 
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the soil survey for San Luis Obispo County conducted by the USDA in 
1928 is still valid, although some of the sampling techniques have 
changed. ) 


As in most field surveys, the number of actual samples taken in the 
area was limited. These samples plus the vegetative descriptions 
derived from aerial photos were used to give a moderately accurate 
zonal description of the study area. However, it should be realized 
that each mapped soil classification only designates the predominant 
soil types within any given zone. Other soil types can and do exist 
in varying quantities in these areas. 


The most accurate way of determining soil type for a specific piece of 
land is to hire a soils consultant to take field samples. Short of 
this ideal solution, the accompanying soils map, Figure EN-6, will 
yield a general indication of types and locations which can be used in 
broad-scale planning. 


Ds Goals, Policies and Programs 


The goals, policies and programs which follow relate to conservation 
of the physical resources in the City. These apply to the 
Conservation Element requirements of the General Plan. 


GOAL S-1: To maintain the unique physiographic character of Pismo 


Beach because of its strong interrelationship with other ecological 
elements and because of its scenic and historic values. 
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GOAL S-2: To maintain regimen stability through proper management of 
vegetal cover, natural surface water runoff patterns and patterns of 
groundwater recharge. 


GOAL S-3: To conserve soil resources in order to prevent significant 
damage to biotic communities, to prevent excessive erosion due to wind 
and water, and to minimize depletion of their inherent properties 
through proper management. 


POLICY S-1: The physical character of Pismo Beach shal] be preserved 
and protected from damage as much as possible. 


Program S-1: The City shall retain the ordinances which regulate 
grading, development on hillsides, and control subdivisions. 


POLICY S-2: Streams, ponds and marshes shall be protected from 
adverse impact and maintained for their scenic open space 
qualities and biological productivity. Aquatic elements are 
extremely delicate and very productive and shall, therefore, be 
conserved. 


Program S-2: The programs given in the Natural Resources Section 
of the General Plan will apply to this policy. 


POLICY S-3: No action shall be permitted which significantly alters 
the hydrologic character of marine zones within the City's sphere 
of influence. 


Program S-3: The City should express disagreement to any agency 
or development company which plans activities that significantly 
alters the hydrologic character of marine zones within the 
central coast area. 


POLICY S-4: Alteration of existing drainage patterns which can cause 
damage shall be prohibited. 


Program S-4: Detailed analysis of surface water runoff patterns 
Sali be undertaken, particularly in urbanized areas, to 
determine storm drainage needs and to deal effectively with its 
adverse environmental impact. New development shall include 
storm drainage studies as part of their project requirements. 


POLICY S-5: Geologic characteristics shall be preserved and protected 
as much as possible from damage. 


Program S-5: Geological formations of scenic, historic or 
educational value should be retained in open space. 


Program S-6: Mining and removal of materials (sand, gravel, and 
other minerals) for commercial use shall be prohibited. 
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Program S-7: Construction of structures or pathways on easily 
erodible areas should be prohibited unless appropriate 


compensatory measures are taken. 


POLICY S-6: Areas known to be prone to landsliding or severe land 
slippage shall not be developed. 


POLICY S-7: In all areas of development, appropriate erosion control 
methods shall be implemented and maintained during and after 
construction. 


Program S-8: The City shall adopt and strictly enforce grading 
regulations with particular concern for soil conservation. 
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2. COASTAL HAZARDS 


This chapter relates to the provisions of the Coastal Act pertaining 
to minimizing hazard potential in the Coastal Zone. The Coastal Act 
of 1976 specifically addresses hazard reduction in several sections of 
the act; see Table EN-1. 


The coastal hazards identified in the City of Pismo Beach are stated 
in the City's issue identification document of the Local Coastal 
Program. Much of the hazards information referenced in the issues 
identification document is contained in the Safety, Seismic Safety and 
Noise Elements of the General Plan (see other sections of this 
chapter). The focus of this section is on those issues identified as 
potential hazards in the Coastal Zone which includes flood hazard, 
hillside and watershed protection, and bluff and beach erosion. 


an Flood Hazard 


The City has two areas with potential flood hazards, the area around 
Pismo Creek and Meadow Creeks and the Pismo Marsh drainage area. The 
last flood of major proportions occurred in 1971 which damaged private 
and City property along the two creeks. Since the floods, the City 
with the aid of the Army Corps of Engineers has made alterations to 
Pismo Creek channel to reduce flood hazard. Existing flood plain maps 
prepared prior to the recent creek improvements show that substantial 
developed areas in the City's Commercial Core and Pismo Creek Planning 
Areas could be subject to flooding from a 100 year storm. 


The majority of the Meadow Creek flood plain within the City limits is 
contained within the State Department of Fish and Game controlled 
Pismo Lake Ecological Preserve (Pismo Marsh). The preserve is bounded 
on all sides by slopes which rise over the 100-year level of flood, 
thus containing flooding within the preserve boundary. Meadow Creek 
leaves the preserve at State Highway 1 which crosses the creek via a 
low-lying bridge. The creek flows into the North Beach Campground 
where it divides into two channels, one flowing into the ocean, and 
the other flowing southward into the Grover City area (see Figure 
EN-3). The creek channel floods State Highway 1, the commercial 
property to the north of the creek at State Highway 1, and the North 
Beach Campground during periods of heavy storm flows. 


The 100 year flood plain maps have recently been revised by the Army 
Corps of Engineers. Any proposed project within the existing mapped 
area should supply flood plain information prior to project 
construction in order to determine whether or not the property is 
subject to flooding. 
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De Hillside and Watershed Protection 


The Coastal Act of 1976 requires regulation of development on 
hillsides and watersheds. Several sections of the Act, specifically 
sections 30253, 30231 and 30251, address protection of hillsides and 
watersheds; see Table EN-1 for the Coastal Act sections. 


Disturbance of hillsides and watersheds can result in the loss of soil 
and slope stability as well as increased erosion. The removal of 
vegetation deprives the soil of the stabilizing function of roots and 
this loss of soil stability increases erosion and thus lowers 
downstream water quality as a result of siltation. Wetlands and 
streams are particularly impacted by increased siltation. heavy rains 
on unstable slopes can produce landslides, slumps, and flaws, 
especially in steeply sloping areas. 


Disturbance of hillsides and watershed lands from development may also 
alter the natural drainage pattern and thus produce increased runoff 
and erosion. Removal of vegetative cover decreases percolation of 
precipitation into the soil, thereby reducing the amount of 
groundwater recharge and adding water to runoff that would ordinarily 
be transpired by trees and shrubs. Construction of impervious 
surfaces, such as roads and buildings, decreases the amount of runoff 
that would ordinarily be transpired by trees and shrubs. Construction 
of impervious surfaces, such as roads and buildings, decreases the 
amount of groundwater percolation increasing the amount of runoff. 
Increased runoff, in addition to producing intensified erosion, also 
creates downstream flood hazards. Moreover, runoff from land surfaces 
is often contaminated with a variety of industrial, agricultural, 
commercial, or household residues. Most erosion pollution problems 
result from persistent erosion of soil, from fertilizers and biocides 
applied to the land, and from nutrients and toxic substances in 
watershed discharges. Estuaries are the terminal for coastal 
watershed drainage systems and therefore such substances tend to 
concentrate in them. 


Protection of hillsides and watersheds is therefore necessary to 
minimize risks to life and property from flooding, slope failure, and 
landslides; insure continued biological productivity of coastal 
streams and wetlands; protect groundwater resources; and preserve 
scenic values. 


The City of Pismo Beach has recognized the importance of minimization 
of development on hillsides and has excluded grading on slopes greater 
than 30 percent. It is the intent of this City to continue to 
restrict development on slopes greater than 30 percent, except on 
existing subdivided parcels. 


There are two major watershed areas of importance in the City: the 
Freeway Foothills Planning Area and the Oak Park Heights Planning 
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TABLE EN-1 
COASTAL ACT POLICIES 
RELATING TO HAZARDS 


"New development shall: 

(1) Minimize risks to life and property in areas of high geologic, 
flood and fire hazard. 

(2) Assure stability and structural integrity, and neither create nor 
contribute significantly to erosion, geologic instability or 
destruction of the site or surrounding area or in any way require the 
construction of protective devices that would substantially alter 
natural landforms along bluffs and cliffs. Section 30253." 


"New hazardous industrial development shall be located away from 
existing developed areas. Section 30250(b)." 


"The biological productivity and the quality of coastal waters, 
streams, wetlands, estuaries, and lakes appropriate to maintain 
optimum populations of marine organisms and for the protection of 
human health shall. be maintained and, where feasible, restored 
through, among other means, minimizing adverse effects of waste water 
discharges and entertainment, controlling runoff, preventing depletion 
of ground water supplies and encouraging waste water reclamation, 
maintaining natural vegetation buffer areas that protect riparian 
Pre and minimizing alternation of natural streams. (Section 
S073). 


"The scenic and visual qualities of coastal areas shall be considered 
and protected as a resource of public importance. Permitted 
development shall be sited and designed to protect views to and along 
the ocean and scenic coastal areas, to minimize the alternation of 
natural land forms, to be visually compatible with the character of 
the surrounding areas, and where feasible, to restore and enhance 
visual quality in visually degraded areas. Section 3025 laa 


SOURCE: Coastal Act of 1976. 
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Area. The Freeway Foothills area is on the easterly side of U.S. 
Highway 101 and comprises 107 acres in the city limits and 1,194 acres 
in the County of San Luis Obispo. This watershed is a minor watershed 
and is a minor contributor to groundwater recharge in the Avila Area 
and Pismo sub-basins. Most of the surface water drains via surface 
drainage or undersheeting to the coastline. The natural drainage 
patterns have been redirected by the construction of U.S. Highway 101 
and to a lesser degree by the construction of Shell Beach Road. The 
result of this redirection was to concentrate the great majority of 
the drainage to two locations as shown on Figure EN-3. The volume of 
water directed to these two channels has resulted in pronounced 
drainage areas; a major drainage across the South Palisades Planning 
Area and a smaller one at the northwest edge of the Spyglass Planning 
Area. The watershed also drains to the coast by way of sheet flow and 
a number of minor drainage swales stretching from U.S. Highway 101 to 
the cliff. The principal drainage issue affecting the coastal 
planning areas is the substantial problems resulting from surface 
erosion along the cliffs. 


The second watershed in the City of major importance is the Pismo 
Marsh watershed. Pismo Marsh is owned by the State Department of Fish 
and Game and is a significant wildlife habitat (see Natural Resources 
chapter of this General Plan). Approximately 2,156 acres are within 
this watershed, of which 468 acres are in the City Timi tsa nS 
watershed drains into the marsh area and also recharges the Arroyo 
Grande Plain Tri-cities Mesa ground water basin (see the Appendix). 
Pismo Marsh (Pismo Lake Ecological Preserve) is one of the most 
important biological areas in San Luis Obispo County and it is being 
destroyed by sediments. Existing naturally sensitive soil conditions, 
coupled with an increase in land development activities upstream of 
the marsh within the City limits of both Pismo Beach and Arroyo Grande 
and in the County unincorporated areas, has caused substantial 
deposition of sediment. As a result of sediment deposition, 
approximately four acres of the marsh's wetlands have filled in and 
are now drylands. This ecosystem disruption greatly reduces the 
amount of life supported by the marsh. 


C. Cliff Erosion 


Approximately five miles of the northwest portion of the City's 
shoreline consists of cliffs and bluffs ranging in height from ten to 
one hundred feet. The rapidly receding nature of this long cliff line 
has claimed, and continues to threaten, a broad range of public and 
private investments located near the edge. This bluff erosion has 
been caused by both natural causes and human activities, including 
development and intrusion up and down the unprotected banks. Research 
on erosion rates of these shoreline bluffs is badly needed and a 
determination made on the effect development has on erosion potential. 


To meet the requirements of the Act, bluff and cliff developments must 
be sited and designed to assure stability and structural integrity for 
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their expected economic lifespans while minimizing alteration of 
natural landforms. Bluff and cliff developments (including related 
storm runoff, foot traffic, site preparation, construction activity, 
irrigation, waste water and storm water disposal and other activities 
and facilities accompanying such development) must not be allowed to 
create or contribute significantly to problems of erosion or geologic 
instability along the blufftops on or surrounding geologically 
hazardous areas. The Coastal Act also stipulates that development 
shall not result in the construction of protective devices that would 
substantially alter natural landforms along the cliffs and bluffs. 


Table EN-2 and Figure EN-7 summarize the available information 
regarding bluff erosion rates along the City's bluff areas. The City 
conducted a critical shoreline erosion study in 1978 for submittal to 
the state for flood damage funds. This study provided background in 
select areas of the City regarding erosion damages from either sand 
loss or bluff top erosion. Eight areas of the City suffered damage 
from severe storms in 1978. The Appendix contains the background 
report showing cross-sections and their applicable data. 


In addition to the City Critical Shoreline Hazards Survey, severa | 
proposed projects in the northern portions of the City have supplied 
some geologic and cliff erosion figures. The geologic portions of 
some of the Environmental Impact Reports are included in the Appendix. 
Based on these few studies, cliff erosion north of the Spyglass Inn 
ranges from 4 to 1 foot per year. The geologic reports prepared in 
the Dinosaur Caves area conflict on other areas, but the reports do 
concur that the minimum bluff erosion is about 3 inches per year which 
is the average estimated by the State for the entire State of 
California. Previous bluff top setbacks estimated by the City have 
been based on this statewide average. 


Precise information regarding cliff retreat is not available for the 
majority of the coastline. More information on a site-by-site basis 
is needed regarding the erosion process, rates of erosion, and exact 
locales of most severe cliff or bluff top erosion other than those 
identified by the City. 


In analyzing the cliff portion of the shoreline, one remaining point 
needs to be stressed and has been well stated by DENSO-Das clnamost or 


these areas, erosion is slow and development so sparse that the 
natura | process results in no adverse effect upon man. However, in 
developed areas where man has built houses, roads, etc., erosion does 
adverse | affect man. Fither these areas must be protected or 
jmprovements must be abandoned. (Department of Navigation and Ocean 
Development, 1971.) 
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al Beach Erosion: 


The sandy and rocky beaches are the most highly valued recreational 
features of the City. The southern beaches, however, are being lost 
to erosion. The stability of a sandy beach depends on maintaining the 
balance between sand brought to a section of beach and that removed 
from it, either by nature or by a man's actions. 


The ongoing transportation of beach materials is a product of erosion 
processes. The waves' energy tends to converge on the headlands and 
causes extensive and constant erosion. The eroded material is 
transported by the longshore current southward along the coast to 
Pismo Beach. Actual beach building occurs in the littoral zone, where 
the building material is sorted by wave action to form a level beach. 
Beach sand is moved onshore or offshore, usually seasonally, by the 
uprush and backwash of the waves, and can also be moved laterally by 
the longshore transport. This action is a result of ocean waves 
striking the shoreline at an angle. The impinging waves have an 
energy and wave motion component which is responsible for the movement 
of sand along the cliff and bluff areas within the study area. 


The three main natural sources of beach material are: 


1. Material moving into the area from adjacent beaches by the 
longshore current. 

2. Contributions by local streams. 

3 Contributions through erosion of coastal formations, other than 
beaches, exposed to wave attack. 


Considering the coastline as a whole, maintenance of beaches by 
natural processes must be attained at the expense of the erosion of 
land masses. Any selected portion of the Pismo Beach coastline will 
exhibit one of the following three conditions: 


1. Supply of sediments to the beach from all sources is in excess of 
that removed by natural forces, resulting in extensive beach 
building. 

2 Losses exceed the material being supplied, causing beach erosion. 

3. The shoreline is stable and both erosion and deposition are ina 


state of balance. 


In the northern cliff and steep bluff portions of the City, the third 
condition probably holds true. However, this balanced position could 
easily be altered by unplanned development. 


Based on the Critical Shoreline Hazards Survey (see Appendix), 
temporary sand loss since 1971 has averaged about 3 feet per year. An 
exception to this is the sand beach adjacent to the Addie Street 
Qutfall where the loss was over 6 feet a year; this loss was probably 
due to a combination of functions. Much of this sand loss occurs in 
the winter and is redeposited in the spring. The deposition has not 
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been monitored to ascertain the amount of increase or the net sand 
loss. Further research is needed to determine whether or not the City 
has a major beach erosion problem. 


Once the erosional systems have been established it is possible to 
employ management techniques, both natural and artificial, to 
compensate for loss of material. Sandy beaches usually receive the 
most attention because they are intensely used by the public as 
recreation and open space areas. 


NOTE: Previous erosion situation corrected. 
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e. Goals, Policies and Programs 


GOAL S-4: To assure that 100-year flood levels and their hazards do 
not damage private and public property or result in damage to the 
safety, health and welfare of Pismo Beach residents. 


GOAL S-5: To give special consideration to the hillside areas in the 
City, which, due to their steep topography and scenic values, require 
special protection so that development of hillside lands will not 
destroy their natural amenities nor deplete the scenic resources of 
the City. 


GOAL S-6: To ensure that development be set back a safe distance from 
the top of the bluff in order to retain the structures for a minimum 
of 100 years, and to neither create nor contribute Significantly to 
erosion, geologic instability or destruction of the site or require 
construction of protective devices that would substantially alter 
natural landforms along bluffs and cliffs. 


GOAL S-7: To preserve and protect the City's sandy and rocky beaches 
from development. 


POLICY S-8: All new development, including construction, excavation 
and grading, except for flood control projects, creek clearance, 
and other measures to reduce flood occurrence, shall _ be 
prohibited in the floodway unless off-setting improvements in 
accordance with HUD regulations are provided (see Natural 
Resources policies). No development shall be allowed within a 
stream corridor. If a proposed development falls within the 
flood plain, development will be permitted provided creek setback 
requirements are met and finished floor elevations are above the 
projected 100-year flood elevation as defined by FIA maps. No 
developments shall be allowed which will contribute to flood 
hazards or require flood control works for flood protection. Any 
flood protection shall consider environmental protection. 


Program S-9: Until the Flood Insurance Act maps are updated by 
the Army corps of Engineers, any development within the existing 
flood plain must submit proof at the time of project submittal 
that their project complies with the HUD regulations for 
construction within 100 year flood zone boundaries. When the 
maps are updated, those projects which are located within the new 
designated flood plain must, at the time of project submittal, 
demonstrate that the project complies with the HUD regulations 
for off-setting improvements and finished floor elevations are 
one foot above the projected 100 year flood elevation. 


POLICY S-9: The City's existing Hillside Regulations of the Zoning 


Ordinance shall remain in effect, and the requirement of grading 
shall continue to be restricted above 30 percent slope. In 
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addition, the City shall prepare a grading ordinance which 
incorporates the following policies: 


Plans for development shall minimize cut and fill operations and 

any development requiring extensive cut and fill may be denied if 

it is determined that the development could be carried out with 
less alteration to the natural terrain. 

b. Development shall be designated to fit the site topography , 
soils, geology, and any other existing conditions and be 
oriented to minimize grading and other site preparation. 

c. Native vegetation such as trees shall be preserved. Mature 
oak trees shall not be removed unless the tree is diseased 
or damaged. 

d. Grading shall occur only during the dry season, between 
April and December (see Zoning and Grading and Erosion 
Control Ordinances for details). 

e. All measures for removing sediments and stabilizing slopes 
shall be in place before the beginning of the rainy season. 

f. Sediment basins shall be required in conjunction within 
initial grading operations and maintained throughout the 
development process if necessary. 

g. All cut and fill slopes in a completed development shall be 
stabilized immediately with planting of native annua | 
grasses and shrubs, or appropriate non-native plants with 
accepted landscaping practices. 

h. Provision shall be made to conduct surface runoff waters 
that will occur as a result of development to storm drains 
or suitable watercourses to prevent erosion. Drainage 
devices shall be designed to accommodate increased run-off 
resulting from modified soil and surface conditions as a 
result of development. 

i. Degradation of the water quality of the groundwater basins, 
streams, or wetlands shall not result from development of a 
project. Pollutants such as chemicals, fuels, lubricants, 
raw sewage, and other harmful waste shall not be discharged 
into or along side streams or wetlands during or after 
construction. 


PROGRAM S-10: A runoff control plan designed by a licensed 
engineer qualified in hydrology and soil mechanics shall be 
required for all development on slopes greater than 10 percent; 
such plan shall assure that no increase in the peak runoff rate 
from the developed site would occur as 4 result of a 10 year 
frequency storm over a six hour period. 


The runoff control plan, including supporting calculations, shall 
be subject to the review and approval of the City Engineer prior 
to commencement of construction. Such a plan shall include the 
following provisions: 
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a. Runoff control shall be accomplished by minimizing grading 
and utilizing non-structural techniques such as on-site 
percolation galleries. Energy dissipating devices at the 
terminus of outflow drains shall be required. 

b. For permitted grading all permanent erosion control devices 
shall be developed and installed prior to or concurrent with 
any on-site grading activities. 

c. Prior to the commencement of any grading activity, the 
permittee shall submit a grading schedule which indicates 
that grading shall be completed within the permitted time 
stipulated in Program S-11 and that any variation from the 
schedule shall be promptly reported to the City Engineer. 

ole Prior to the issuance of a permit for development, a 
detailed landscape plan indicating the type, size, extent 
and location of plant materials, the proposed irrigation 
system, and other landscape features shall be submitted, 
reviewed and determined to be adequate and approved. 
Drought tolerant, native plant materials shall be utilized 
to the maximum extent feasible. 


Program S-11: All grading activities for roads, future building 
pads, utilities and the installation of erosion and sedimentation 
control devices shall be prohibited within the period from 
November 1 to March 31 of each year, except that the following 
grading activities may be permitted outside the above time 
constraints: 


1. Grading on slopes if they do not drain into an 
environmentally sensitive habitat area. 

as Grading on slopes less than 10 percent, if the amount of 
material to be graded does not exceed 50 cubic yards. 


Program S-12: All areas disturbed by grading shall be planted 
ch temporary, or in the case of finished slopes, permanent 


erosion retardant vegetation. With respect to grading not 
exempted by Program S-9(b), such planting shall be made prior to 
November 1. Native species shall be planted wherever feasible. 
Such plantings shall be accomplished under a plan prepared and 
submitted by a licensed landscape architect and shall consist of 
seeding, mulching, fertilization, and irrigation adequate to 
provide 90 percent coverage within 90 days of the time of 
planting. Planting shall be repeated if the required level of 
coverage is not established within the time period stipulated 
above. This requirement shall apply to all disturbed soils, 
including stockpiles, and to all building pads and road cuts. 


Program S-13: The City shall incorporate the above measures into 


either the existing Hillside Ordinance or a grading ordinance or 
both, whichever is the most applicable. 
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POLICY S-10: The City shall participate in the California Association 
of Resource Conservation Districts' proposed watershed management 
program as outlined in "Erosion and Sediment in California 
Central Coast Watersheds - A Study of Best Management Practices, 
June, 1979" as it applies to the City of Pismo Beach watershed 
area. 


Program _S-14: The City will incorporate the Resource 
Conservation Districts' proposed watershed management program 
into the existing Hillside Ordinance or a grading ordinance or 
both, whichever is the most applicable. 


POLICY S-1l: In areas of new development, new structures shall be set 
ack a sufficient distance from the bluff edge to be safe from 
the threat of bluff erosion for a minimum of 100 years. The City 
shall determine the required setback based on the following 
criteria: 


a. For development on single family residential lots subdivided 
prior to January 23, 1981, the minimum bluff setback shal] 
be 25 feet from the top of the bluff (bluff top is defined 
as the point at which the slope begins to change from near 
horizontal to more vertical). A geologic investigation may 
be required at the discretion of the City Engineer, and a 
greater setback may be applied if local conditions warrant. 

b. For all other development, a geologic study shall be 
required for any development proposed within the area 
between the face of the bluff and a line described on the 
blufftop by the intersection of a plane inclined at a 20 
degree angle from horizontal, passing through the toe of the 
bluff or cliff, or fifty feet inland from the edge of the 
bluff, whichever is greater. All geologic reports prepared 
for blufftop development, which do not address the area 
beyond the 20 degree rule, shall include a specific finding 
that no study beyond the area delimited by a line running 
from the base of the bluff to the top of the bluff at a 20 
degree angle is necessary to assure the long term structural 
stability of the proposed development. 


Program S-15: The City shall develop blufftop guidelines 
sotuaing the requirement for the contents of the geologic 


reports. Additionally, blufftop guidelines and requirements for 
the contents of site specific geologic reports shall incorporate 
the information requirements contained in the State Coastal 
Commission's guidelines for Geologic Stability of Blufftop 
Development, adopted May 3, 1977. The report shall consider, 
describe and analyze the following: 


1. A site specific erosion control plan to assure that the 
development would not contribute to the erosion or failure 
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of any bluff face shall be prepared by a licensed engineer 
qualified in hydrology and soil mechanics for all blufftop 
development. 


2. Cliff geometry and site topography, extending the surveying 
work beyond the site as needed to depict unusual geomorphic 
conditions that might affect the site. 


3. Historic, current and foreseeable cliff erosion, including 
investigation of recorded land surveys and tax assessment 
records in addition to the use of historic maps and 
photographs where available and possible changes in shore 
configuration and sand transport. 


4. Geologic conditions, including soil, sediment and rock types 
and characteristics in addition to structural features, such 
as bedding, joints, and faults. 


5. Evidence of past or potential landslide conditions, the 
implications of such conditions for the proposed development 
and the potential effects of the development on landslide 
activity. 


6. Impact of construction activity on the stability of the site 
and adjacent area. 


7. Ground and surface water conditions and variations, 
including hydrologic changes caused by the development 
(i.e., introduction of sewage effluent and irrigation water 
to the ground water system); alterations in surface 
drainage. 


8. Potential erodibility of the site and mitigating measures to 
be used to ensure minimized erosion problems during and 
after construction (i.e., landscaping and drainage design). 


9. Effects of marine erosion on seacliffs; 


tO; Potential effects of seismic forces resulting from a maximum 
credible earthquake; and 


11. Any other factors that might affect slope stability. 


POLICY S-12: No additional development shall be permitted on any 
uff face, except engineered staircases or accessways to provide 

public beach access, and pipelines for scientific research or 
coastal dependent industry. Drainpipes shall be allowed only 
where no other less environmentally damaging drain system is 
feasible and the drainpipes are designed and placed to minimize 
impacts to the bluff face, toe and beach. Drainage devices 
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extending over the bluff face shall not be permitted if the 
property can be drained away from the bluff face, toe and beach. 
Drainage devices extending over the bluff face shall not be 
permitted if the property can be drained away from the bluff 
face. 


POLICY S-13: Shoreline protective devices, such as_ seawalls, 
revetments, groins, breakwaters, and riprap shall be permitted 
when necessary to protect existing structures, coastal dependent 
uses, and public beaches in danger of erosion. Devices must be 
designed to eliminate or mitigate adverse impacts on local 
shoreline sand supply. Design and construction of protective 
devices shall respect to the degree possible natural landforms, 
and shall be constructed to minimize visual impacts. 
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oy SAFETY ELEMENT 
a. Introduction 


The California Legislature, through the requirement of the Safety 
Element, has placed responsibility on local government for the 
identification and evaluation of certain natural and man-caused 
hazards and for the formation of programs to reduce risks. Specific 
authority for the Safety Element is derived from Government Code 
Section 65302.1 which requires the following: 


A Safety Element for the protection of the community from fires 
and geologic hazards including features necessary for such 
protection as evacuation routes, peak load water supply 
requirements, minimum road widths, clearances around structures 
and geologic hazard mapping in areas of known geologic hazard. 


The thrust of this section of the Government Code is to require cities 
and counties to account for geologic, fire and other hazards in their 
planning programs. The premise underlying this requirement is that if 
public safety and welfare are to be preserved and enhanced, it is 
necessary to recognize the dangers posed by fire, flooding and other 
hazards, and to plan for hazard reduction. The philosophy under which 
this Element was prepared is that the availability of hazards analysis 
and a planning framework for reducing risk will facilitate public 
action aimed at making Pismo Beach a safer environment in which to 
live. 


In interpreting the Government Code, and in setting general guidelines 
for the Safety Element, the California Council on Intergovernmental 
Relations states that: 


The objective of this element is to introduce safety 
considerations in the planning process in order to reduce loss of 
life, injuries, damage to property, and economic dislocations 
resulting from fire and dangerous geologic occurrences. 


To meet this objective, this Safety Element includes technical 
analysis of different hazards in San Luis Obispo County and policy 
recommendations to facilitate loss reduction from those hazards if 
they are realized. Specifically, the Element is concerned with the 
following potential hazards: wildland fire, urban fire, natural 
flooding, dam inundation, geologic hazards (including summary seismic 
hazards), and radiation hazards. The Element is also concerned with 
the emergency response capabilities of the various disaster service 
agencies in the County. 


This document is intended to serve as an official guide to elected 
officials, government staff, citizens, and private organizations 
concerned with natural hazards in Pismo Beach. The Safety Element is 
intended to establish uniformity of policy and direction within local 
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government to minimize the risk from the hazards discussed in this 
Element. The heart of the Element, then, is contained in the 
recommended goals, policies and implementation programs. Such 
information should be used in conjunction with other established 
policies contained in the General Plans of the member jurisdictions of 
the Area Planning Council, and should play a major role in determining 
future land use. 


The Safety Element has been prepared in two sections. The first 
section is the Policy report and is concerned with alternative 
planning actions for reducing risk. 


The Technical Report contains the risk analysis of potential hazards 
(See Appendix), existing in the county, and provide estimates of the 
magnitude of various hazardous events which can be expected. 
Together, these two volumes constitute the Regional Safety Element for 
adoption by the City. It is intended that the Safety Element will 
continue to be updated on a regular basis. 


It should be noted that the recommended policies contained in this 
document rely on the technical estimates of hazard magnitude, 
recurrence, and location. The premise underlying the planning 
recommendations made in this volume is that we should incorporate 
hazards analysis into the planning process based on what we know 
today, rather than waiting until we know all that we would like to 
know. 


Throughout this report, reference is often made to the figures, tables 
and maps presented in the technical report in the Appendix. It is 
therefore advisable to have a copy of the technical report on hand 
while reading this policy report. 


The technical data compiled in the preparation of the Safety Element 
can be used by persons engaged in the planning process. While the 
data are generalized in some respects and require further detailed 
studies, the findings of the element should be reflected in other 
General Plan Elements and controls placed on developments within the 
City. The analysis of the relationship to other General Plan Elements 
4s included with the Technical Reports in the Appendix. 


b. Existing Conditions 
Types of Hazards 


Four basic groups of hazards are considered in this Safety Element: 
fire, flooding, geologic, and radiation hazards. 


Fires in undeveloped areas that result from the ignition of 
accumulated brush and woody material are termed "wildland fires" in 
this report, and represent a significant threat to safety in San Luis 
Obispo County and to some extent within the City of Pismo Beach. 
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Wildland fires are treated separately in the Technical Report from 
"urban fires" which occur in the built-up areas of the County and 
primarily involve structures. Automobile fires and small to medium 
size brush fires within the City are also included in the urban fire 
category. These two categories of fire hazard are the types 


considered in this report. 


Flood hazards are also considered in two categories: natural flooding 
and dam inundation. "Natural flooding" hazards are those associated 
with major atmospheric events that result in the inundation of 
developed areas due to overflows of nearby stream courses or 
inadequacies in local storm drain facilities. There is no present 
potential for dam inundation hazards in Pismo Beach. 


The discussion of seismic and geologic hazards in the Safety Element 
consists primarily of a synopsis of the detailed discussions contained 
in the Seismic Safety Elements of the County and several cities. That 
discussion groups seismic hazards in a cause-and-effect classification 
which is the basis for the order of their considerations. Earthquakes 
originate as shock waves generated by movement along an active fault. 
The primary seismic hazards are ground shaking and the potential for 
ground rupture along the surface trace of the fault. Secondary 
seismic hazards result from the interaction of ground shaking with 
existing soil and bedrock conditions, and include liquefaction, 
settlement, landslides, tsunamis or "tidal waves", and seiches 
(oscillating waves in lakes or reservoirs). 


The potentially damaging natural events (hazards) discussed above may 
interact with manmade structures. If a structure is unable to 
accommodate the natural event, failure will occur. The potential for 
such failure is termed a structural hazard, and includes not only 
structures themselves, but also the potential for damage or injury 
that could occur as the result of movement of loose or inadequately 
restrained objects within, on or adjacent toe a Structure. Of 
particular concern in the Safety Element is the interaction between 
seismic hazards and critical public utilities such as gas, electric, 
and water lines. 


An analysis of radiation hazards is not specifically required by the 
Government Code, but is included in the Safety Element for San Luis 
Obispo County (part of the Appendix), because of the presence of the 
Pacific Gas and Electric Company's nuclear power plant at Diablo 
Canyon. Unlike the analysis of fire, flooding, and geologic hazards, 
the evaluation of radiation hazards does not include an estimate of 
risk. The potential for a hazardous situation arises from the 
presence and transport of highly radioactive nuclear fuel within the 
City Wimits..  Micmhazards 3s recognized by utilities, government 
agencies and private citizens. Numerous steps have been taken to 
minimize the risk of a release of high levels of radiation. Some 
level of risk, however small, does exist, though, and TGS 
appropriate to plan for an accident. The emphasis of this element, 
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with respect to radiation hazards, is on emergency response 
capabilities rather than on discussion of risk. More in depth 
discussions of radiation and the terminology of fire, flooding, and 
geologic hazards are presented in the technical report. 


Ge Summary of Technical Conclusions 


The foundation of the Safety Element is the technical evaluation of 
fire, flooding, and geologic hazards. In addition, the background 
analysis of radiation, hazards and emergency response capability form 
part of the basis of the recommended policies contained in this 
report. Major conclusions from different technical analysis, as it 
applies specifically to Pismo Beach, are as follows: 


Fire Hazards: Principal urban fire hazards in Pismo Beach result from 
(1) the influx of population during the tourist season, (2) existing 
and potential multi-story developments, and (3) the presence of UeSs 
Highway 101 and the Southern Pacific Railroad. The large tourist 
population of the City during the summer could impede efficient 
response by the City's fire department because of traffic congestion 
in the beach area. The problems could be compounded if large scale 
evacuation were necessary. Multi-story structures represent potential 
hazards because of their dependence on internal support systems 

> including ventilation, water, and elevator systems. Pismo Beach is 
the only City in the Pismo Beach/Arroyo Grande/Grover City area that 
has structures over three stories in height. 


Flood Hazards: Flooding in the City of Pismo Beach is limited 
primarily to the low lying areas east of the City comprising Pismo 
Creek and Pismo Marsh. Flooding here is not a significant threat to 
human safety or property but a potential hazard could result if the 
City's sewage disposal system was damaged by flooding. 


Geologic Hazards: The geologic hazards analysis contained in the 
Technical Report is, for the most part, a synopsis of the detailed 
analysis presented in the Seismic Safety Elements for the County and 
cities within the County. In addition to the summary of primary and 
secondary seismic hazards, the Safety Element's technical analysis 
provides a brief discussion of the effects of seismic hazards on 
utilities. Summary conclusions of these structural hazards are 
presented below. Those wishing to review the seismic hazard summary 
are referred to the Safety Element Technical Report. As a preliminary 
note, the following conclusions are generalized, and are based on 
investigations of specific structures within the County. Such 
investigations are, of course, necessary before specific conclusions 
regarding the safety of any individual structure can be made. 


Public Utilities: Based on the experience during the San Fernando 
ep earthquake of 1971, the following general conclusions may be drawn 
regarding the behavior of public utility structures during a major 
earthquake. Any comparison of the damage at San Fernando and expected 
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damage in San Luis Obispo County should be taken in the context that 
most of the significant damage in the San Fernando area was along or 
near the zone of fault rupture or in areas of very intense ground 
shaking with some liquefaction. General conclusions are as follows: 


1. Modern steel water storage tanks and old water-reservoir roof 
structures performed poorly. 


2, Underground conduits for water, sewage, storm water, gas and 
petroleum were damaged, mainly because of permanent differential 
ground movements rather than due to vibration. Effective 
preventive measures in this field will be difficult to develop. 
Potential ground movement areas should be identified. 


3. Large underground structures such as the Finished Water Reservoir 
at the Joseph Jensen Filtration Plant require special attention. 
Apparently, they act much like structures above grade. More 
research is needed, along with development of design criteria. 


4. Electrical power equipment performed poorly. Failures were due 
to inadequate anchorage and bracing and, in some cases, to 
inadequate seismic details within the equipment. 


a 5. Communication equipment in the telephone industry performed wel] 
except for several failures due to inadequate or poorly detailed 
and constructed anchorages and bracing. (Moran and Duke, 1975). 


Radiation Hazards: Since the technical analysis of radiation hazards 
contained in the Appendix is a general background statement on 
radiation and nuclear power plants, no major conclusions specific to 
San Luis Obispo County are provided. It is assumed that an accidental 
release of harmful levels of radiation is possible, despite the fact 
that such an accident is unlikely. Planning for such an accident is 
prudent and necessary for public safety. 


Emergency Preparedness: The San Luis Obispo County and Cities 
peacetime emergency organizations rely heavily on the concept of 
mutual aid for responding to major disasters. While the basic 
planning framework and emergency inventories should be adequate for 
most disasters, they may prove insufficient when confronted with a 
major earthquake, widespread flooding, or a large fire. 


Emergency communications between different agencies cooperating under 


mutual aid agreements may be impaired in a major disaster by the lack 
of a common emergency communication channel. 


Risk: Given that certain natural hazards exist in San Luis Obispo 
County, it is necessary to decide whether the risks these hazards 
& present are acceptable or whether action is necessary to reduce the 
level of risk. The Council on Intergovernmenta Relations (CIR) 
defines "risk" from natural and man-made hazards in three categories: 
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1°, Acceptable Risk: eaihe: level” of jrisk sbelow whichy no, specific 
action by government is deemed to be necessary. 
2. Unacceptable Risk: The level of risk above which specific action 


by government is deemed to be necessary to protect life and 
property. 


3. Avoidable Risk: A risk which need not be taken because 
individual or public goals can be achieved at the same, or less, 
total "cost" by other means without taking the risk. 


To determine levels of acceptable risk is to provide an answer to the 
question, "How safe is safe enough?" No environment is perfectly 
hazard-free. Natural and man-made hazards of some kind are always 
present, especially in urban environments. However, some hazards 
cause only minimal loss or occur so rarely that they need not be 
planned for at the community level. On the other hand, some events 
occur often enough, are large enough, and have the potential for major 
disruption of the community such that a community-wide response to the 
risk is called for. Deciding the level of response to natural hazards 
such as fire and flooding is a public process which involves making a 
judgement, either explicit or implicit, about acceptable risk. 
Scientific expertise can determine the magnitude of the hazard and 
estimate the probable effects, but it cannot decide for the public how 
much risk to assume (or not assume by planning for loss-reduction). 


The determination of acceptable risk from hazardous events also 
involves differentiating among man-made structures according to their 
potential effect on the loss if life and their importance in terms of 
emergency response and continued community functioning. In the hours 
immediately following the 1971 San Fernando earthquake in Southern 
California, emergency services were impaired by damage to police and 
fire stations, communication networks and utility lines. A number of 
major hospitals in the area were seriously damaged and were unable to 
continue functioning at the time they were needed the most. These 
facilities and others are vital to the community ability to respond to 
a major disaster and to minimize loss of life and property. The 
experience in San Fernando emphasizes the need to provide these 
"critical facilities" with a higher level of protection from natural 
hazards than non-critical structures. Determining which facilities 
should be considered critical is best accomplished on a jurisdiction 
by jurisdiction basis. A recommended list of critical facilities 
based on potential effects on loss of life and importance to continued 
community functioning is contained in Table EN-3. 


By considering both the natural event and the type of land use or 
facility, a planning framework for making risk decisions can be 
established. Table EN-4 provides a summary of criteria used in the 
recommended policies of the next section. 
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TAXONOMY OF CRITICAL FACILITIES 


Electrical Sub-Stations 

Schools, Colleges 

Fire Stations 

Railroad Lines 

Aqueducts, Pipelines 

Utility Lines 

Community Buildings 

City Buildings 

Hospitals 

Sewage Treatment Plants 

Water Works 

Radio Stations 

Television Stations 

Highway Patrol Offices 

Major Highways, Bridges 

Power Plants (Nuclear) 

Power Plants (Fossil Fuels) 

Civil Defense HQ 

Theaters, Auditoriums, 
and other places of public 
assembly with over a 
100-person capacity 


Potential Effect 
on Loss of Life 


>< o< O< 


>< >< 
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d. Goals, Policies and Programs 


The previous section of this document presents a summary of the 
existing natural hazards in San Luis Obispo County and Pismo Beach, 
and a synthesis of risk criteria for hazard reduction. The intent of 
that section is to summarize the general framework within which 
planning for public safety should take place. In this section, 
recommendations are presented which encompass general planning goals 
and policies and specific planning actions pertaining to hazard 
reduction. These recommended policies constitute the safety plan for 
the member jurisdictions of the Area Planning Coordinating Council, 
including the City of Pismo Beach. 
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TABLE EN-4 
SUMMARY OF RISK CRITERIA 


HAZARD? HAZARD CRITERIA LAND USE CRITERIA 
Wildland Risk Categories: Extreme, See Table ior Seismicesarety 
Fire High, Moderate, Low, Nil Element for Specific 
Jurisdictions. 
Cn eee ee Ee 
Urban Generalized categories not See Table 1 or Seismic Safety 
Fire recommended; building-by- Element for specific 
building evaluations jurisdictions. 
necessary. 
ee ee ee eee ee ee 
Natura] 100 Year Floodplain See Table 1 or Seismic Safety 
Flooding Element for specific 
HUiscice Ons. 
Cee ee ee ee ee ee 
Seismic/ See Seismic Safety See Table 1 or Seismic Safety 
Geologic Element Element for specific 
Hazards jurisdictions. 


ema ee ee ee 


leisk evaluations for radiation hazards are beyond the scope of this 
Element. 


NOTE: Recognizing the extreme hazard potential of nuclear power 
plants and their waste products, the City of Pismo Beach 
adopted ordinances opposing the operation of the Diablo 
Nuclear Power Plant until it can be proven safe to operate, 
as well as opposition to the transporation of nuclear and 
other hazardous products through Pismo Beach. 
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The Goals, Policies and Program for Pismo Beach are included as 
follows. For the relationship between these goals with other 
communities in the County of San Luis Obispo, please refer to the 
Safety Element prepared for San Luis Obispo County, adopted in 1976. 


The recommendations comprise general planning goals, general policies, 
and more specific policies termed implementation measures. The 
general goals provide a statement of the basic purposes of the Safety 
Flement so that consistent planning is possible. They are necessary 
guidelines which can be held up against future proposals to determine 
their effect on public safety. The general policies complement the 
planning goal and define specific directions for jurisdictions to take 
in reducing risks. The implementation measures are a refinement of 
the general policies, and recommend specific actions for carrying out 
those policies. 


While it would be desirable to fully implement each of the recommended 
policies and implementation measures, jt is recognized that unlimited 
resources to that end are not available. To aid in determining 
priorities for the allocation of resources in the community, the 
recommendations are listed below in their general order or importance 
to achieving the goals of the Element. 


GOAL S-8: To minimize injury and loss of life, to minimize damage to 
public and private property, and to minimize social and economic 
dislocations resulting from injuries, loss of life, and property 
damage. 


The following general safety policies and implementation programs 
compliment the planning goal, and define specific directions for the 
City to take in reducing risk. 


POLICY S-14: The City will continually provide for the identification 
and evaluations of existing structural hazards, and abate those 
hazards to acceptable levels of risk. 


Program S-16: Structures within the City's jurisdiction that are 
old, or suspect of hazards from fire, flooding and geologic 
events, including bluff retreat, should be inspected by qualified 
personnel, to determine the degree of the hazards. Critical 
facilities should be inspected prior to non-critical facilities, 
and public-owned facilities prior to private owned facilities. 
Structural inspections are a major concern of the adopted Seismic 
Safety Element, and additional inspection criteria relative to 
seismic hazards are contained in that Element. Susceptibility to 
damage from flooding should be determined based on the 100 year 
flood. Fire hazards are best evaluated on a building-by-building 
basis by qualified inspection personnel. 
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Program S-17: Caltrans should review its facilities and roadways 
within the study area to determine the potential impact of 
expected earthquakes and floods and should forward comments to 
the City. The Circulation Element of the General Plan and 
potential evacuation routes should be revised, if necessary. 


Proqram S-18: The Pacific Gas and Electric Company and the 
Southern California Gas Company should continue the review of 


their facilities and distribution/transmission networks and 
centers, especially with regard to fire and earthquake hazards to 
ensure adequate and safe service pursuant to the standards of 
construction, operation “and maintenance mandated by the 
California Public Utilities Commission. Where local standards 
differ significantly with those of the Commission, the City 
should inform the commission accordingly in order that such 
differences be taken into consideration. P.G. & E. and Southern 
California Gas Company should also review their existing gas and 
power lines for potential fire hazards. 


Program S-19: Structures which have been inspected and found to 
have a high degree of hazard from earthquake, landslide, fire or 
flooding should be brought up to an acceptable level of risk or 
mitigated to reduce the level of risk. Programs used to bring 
structures up to standards should include, but not be limited to, 
structural rehabilitation, flood proofing, occupancy reduction, 
and demolition and reconstruction. 


Program S-20: The City shall initiate condemnation proceedings 
against structures found to be unsafe. 


POLICY S-17: The City will ensure that new development within the 
City's jurisdiction is designed to withstand natural and manmade 
hazards to acceptable levels of risk. 


Program S-2l: All new construction in the City should, as a 
minimum, be built to the most recent safety requirements in the 
Building Code. 


Program S-22: All new public facilities intended to reduce risk 
from natural or manmade hazards (e.g., flood control projects, 


fire breaks), should use the planning and technical criteria 
presented in the Safety Element as basic guidelines. 


POLICY S-18: The City will evaluate new development, particularly 
mmdustrial, commercial or utility development, to ensure thats 1c 
will not cause hazardous conditions at an unacceptable level of 
risks 


Program S-23: New developments should be reviewed during the 


various city review processes to determine if any part of the 
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construction or operation of the project will create unacceptable 
hazardous conditions which would affect the welfare or safety of 
City residents. 


POLICY S-19: Land Use should be continuously regulated in areas of 
Significant potential hazards. 


Proaram S-24: Critical facilities, other than bridges, should be 
discouraged from locating within the 100 year flood plain. 


Facilities and bridges are required to be elevated or flood 
proofed when located in potential flood areas, to two feet above 
the level of the 100 year flood. 


Program S-25: Land use controls to reduce risk from seismic and 
geologic hazards are contained in the City's Seismic Element. In 
summary, these recommendations include the following: 


a. Prohibition of construction directly astride known active or 
potentially active faults or fault zones. 


b. Prohibition of construction in high landslide risk areas 
without site-specific slope stability investigations. 

c. Prohibition of construction in areas of high potential 
liquefaction without site-specific analysis of liquefaction 
potential. 


Program S-26: The City in conjunction with the State and the 
County of San Luis Obispo programs, will continue to provide for 


the maintenance and improvement of emergency response planning 
and organization. 


Proaram S-27: The City of Pismo Beach has prepared, and is 
responsible for the maintenance of an Emergency Plan required by 
the California Emergency Services Act. Among the peacetime 
emergencies considered in the Plan are earthquakes, fires and 
floods. The Seismic Safety and Safety Elements provide estimates 
of the magnitude and location of these events and thereby provide 
important input to the Emergency Plan. The City's emergency 
services agencies should review their responsibilities and 
capabilities required by the Plan in light of the information 
contained in these Elements. Particular attention should be 
given to the City's reliance on mutual aid and the adequacy of 
existing communication between different emergency agencies in 
the County. 


Program S-28: The City should annually review its Emergency Plan 
to anticipate emergency services which may be required under 
mutual aid agreements, in the event of major accidents, including 
a radiological accident at the Diablo Canyon Nuclear Power 
Generating Station. The City's Emergency Plan should also be 
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reviewed and revised to anticipate an accident during the 
transportation of hazardous materials. Primary emphasis should 
be given to responding to an accident on the Southern Pacific 
Rail Line or U.S. Highway 101. 


POLICY S-20: The City will, with the aid of the County and State 
planning staffs, continue to provide for more detailed scientific 
analysis of natural and man-caused hazards in the County. 


Program S-29: In reviewing development proposals of future water 
impoundments, the City should require (1) an evaluation of the 
potential inundation areas and (2) design of the dam to withstand 
the earthquakes which can be expected in the area. 


Proaram S-30: The City will participate in educating the public 
in the nature and extent of natural hazards in the area and in 


ways of minimizing the adverse effects of natural disasters. 


Program S-31: The City should make existing information 
available to familiarize the citizens of the region with the 


Safety Element. Special attention should be afforded to those 
groups particularly susceptible to seismic, fire and flooding 
hazards including, but not limited to, school districts, agencies 
involved with the aged, and agencies involved with handicapped 
persons. These agencies should be encouraged to develop 
educational programs of their own relative to hazard awareness. 
The conclusions and recommendations of these elements should also 
be provided to land developers and those involved in the real 
estate profession. 


Program S-32: The City's Civil Defense Director should be 
responsible for establishing community programs that train 
volunteers to assist police, fire and civil defense personnel 
during and after a major earthquake, fire or flood. 


Program S-33: The City should continue to encourage programs in 
the Tower grades using displays and demonstrations that would 
expose younger children to the nature and strength of fire. Such 
programs should tend to replace their natural curiosity with a 
sense of respect. 


Program S-34: The City should continue to support or sponsor 
exhibits and presentations in secondary schools which demonstrate 


the more involved aspects of fire dynamics, i.e., major 
contributing factors to fire hazard and the relationship of fire 
to the natural ecology, and encourage parental cooperation and 
assistance in overall fire education programs. 


POLICY S-21: The City shall review and update the Safety Element on a 
regular basis. 
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Program S-35: Upon adoption of the revision to the Safety 
Element, a review committee should be established to oversee the 


implementation of the element and to advise the City Council of 
implementation progress. This Committee should be composed of 
the Planning Director, the Building Inspector and the City's 
Defense Director, and at least one representative from each of 
the police and fire protection service agencies. 


Program S-36: The Safety Element should be reviewed by the City 
Planning Department annually and should be comprehensively 
revised in the next five years or whenever substantially new 
scientific evidence becomes available. 
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4. SEISMIC SAFETY ELEMENT: 
a. Introduction 


The California State Legislature, through requirements of the Seismic 
Safety Element, has placed specific responsibilities on _ local 
government for identification and evaluation of seismic hazards and 
the formation of programs and regulations to reduce risk. Specific 
authority is derived from Government Code Section 65302 (f) which 
requires a seismic safety element of all city and county general 
plans, as follows: 


A Seismic Safety Element consisting of an identification and 
appraisal of seismic hazards such as susceptibility to surface 
ruptures from faulting, to ground shaking, to ground failures. or 
to the effects of seismically induced waves such as tsunamis and 
seiches. 


The Seismic Safety Element shall also include an appraisal of 
mudslides, landslides, and slope stability as necessary geologic 
hazards that must be considered simultaneously with other hazards 
such as possible surface ruptures from faulting, ground shaking, 
ground failure and seismically induced waves. 


The effect of this section is to require cities and counties to take 
seismic hazards into account in their planning programs. The basic 
objective is to reduce loss of life, injuries, damage to property, and 
economic and social dislocations resulting from future earthquakes. 


An additional objective of this chapter is to assistein allocation oT 
public resources in Pismo Beach to develop information regarding 
seismic hazards and thereby develop a systematic approach to protect 
public health, safety and welfare from such hazards. Such information 
and protection devices are designed for further judicious growth and 
land use policies in conjunction with previously established city 
policies contained within the general plan. 


This study is an extension and refinement of the larger County of San 
Luis Obispo Seismic Safety Element Study. The "Technical Report from 
the County is to be considered an integral part of this report and the 
intent under which this study was undertaken is that Pismo Beach will 
Wadopt® asta parton their ful Seismic Safety Element the County 
"Technical Report". This report is included in the Appendix. 


Through the provisions made in the contract with Pismo Beach and as a 
basic philosophy in the conceptual discussions preliminary to its 
development, the Seismic Safety Element has been completed in two 
component report sections. The first concerns present and future 
amplifications to city policy while the second section addresses the 


II1-43 


General Plan/LCP 
Council Adopted 1/23/81 


refined technical research, analysis and findings from the County 
Technical Report. This section is not intended, however, to supersede 
the more in depth regional County study. Rather, it is a summary of 
the technical conditions affecting Pismo Beach expansion in the 
critical areas. 


b. Technical Conclusions 


The policy section of the Seismic Safety Element is intended to 
reflect those important conclusions or findings from the technical 
analysis that may require response by City government. The range of 
responses may vary from simple acknowledgement to a complete change in 
a citymcodemonsordinance. Walne technical report in the Appendix 
contains background technical information necessary for ICcitives:. to 
understand in order to review city codes and ordinances, determine 
policies and develop implementation programs. 


Major Conclusions 
Major conclusions from the technical section are as follows: 
1. The City of Pismo Beach is located in a seismically active area. 


oe The states of activity of the major faults affecting Pismo Beach 
have been evaluated using available detailed mapping supplemented 
by local field examinations and aerial photo study. The 
evaluation has been made in the context of definitions and 
procedures established for the Alquist-Priolo Act. 


a. The San Andreas fault is active, and is expected to be the 
source of a magnitude 8.0 - 8.5 earthquake in the near 
future. This earthquake would be accompanied by 320.ito, 30 
feet of ground displacement. 


b. The Nacimiento fault is seismically active. Data is 
inadequate to determine the potential for future ground 
rupture. 


c. The Offshore Fault (Hosgri fault) is seismically active. 
Further research is being conducted on this fault due to the 
development of the Diablo Canyon Nuclear Power plant within 
its activity zone. Once more conclusive data is available, 
this element should be updated. 


is The San Juan, La Panza, East Huasna, West Huasna, Edna, 


Indian Knob, San Miguelito, and Edna Extended (2:):aFaultss 
are probably inactive. 


II1-44 


“ 


General Plan/LCP 
Council Adopted 1/23/81 


38 No active faults are known to be present within or in the near 
vicinity of Pismo Beach. 


4. Surface rupture resulting from fault movement is not considered a 
significant problem within the City. 


5. The City of Pismo Beach is located in zone 1 (Plate 1; and Plates 
1A & 2A from County Technical Report) based upon analysis for the 
County Seismic Safety Element (Envicom, 1972). 


6. The primary source of strong ground shaking in Pismo Beach is 
expected to be the San Andreas Fault. An earthquake of Richter 
Magnitude 8.0 to 8.5 is expected in the near future. 


7. The Nacimiento fault is considered a secondary source of strong 
ground shaking but would have negligible effect on Pismo Beach. 


8. Recent sediments in the Pismo Lake area should be considered as 
potentially subject to liquefaction. The following Table EN-5 is 
a generalized guide to liquefaction potential intended for use by 
soils engineers. 


9, The potential for landslides is considered to be negligible in 
rocks that underlie most of the city and the surrounding hills. 


TABLE EN-5 


GUIDE TO LIQUEFACTION POTENTIAL 


MATERIAL LIQUEFACTION POTENTIAL UNITS ON PLATE 1 
Rock Very Low P/T/T, 

Terrace Deposits, etc. Low to Moderate Q 

Older Sand Dunes Low to Moderate S 

Recent Alluvium Moderate to High R 


Risk: The categories of risk as defined in the CIR Guidelines are 
given in the Safety Element. Appropriate seismic risk should be 
determined with maximum citizen input. In making this determination, 
the appropriate planning response to a potential hazard involves a 
judgement, either explicit or implicitly, om tnemucisky ithatteis 
acceptable. There is no such thing as a_ perfectly hazard-free 
environment. Natural and man-made hazards of some kind and degree are 
always present. However, efforts can be productively undertaken to 
try to mitigate the consequences of known hazards. 
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In the context of the Seismic Safety Element, the problem of risk is 
one of public policy and the appropriate allocation of public 
resources to mitigate hazards. The planner's responsibility is to 
provide a framework in which a community wide, as opposed to an 
individual, response to the question can be meaningful. The first of 
several essential steps is the recognition of the presence of a 
hazard. 


Once a problem has been recognized, considerable effort is required to 
evaluate its severity, frequency, and the characteristics of the area 
involved. This step should take into account the benefit/cost ratio 
of reducing hazard, acknowledging the intangibles involved, and 
comparing it with that of other projects. The factors of voluntary 
and involuntary exposure to risk must be considered in reaching a 
decision. 


The evaluation of a particular earthquake magnitude and which 
protection is to be provided involves a determination of acceptable 
risk. In general, the risk of occurrence decreases as the magnitude 
of the potential earthquake increases. Since the cost of providing 
protection increases as the magnitude of the "design earthquake" is 
increased, there is a point at which the cost of providing protection 
becomes prohibitive when considered in the light of the cost involved. 
Since it is the public that both receives and eventually pays for the 
protection, the choice of the level at which risk becomes "acceptable" 
is a matter of public involvement with the determination being made by 
their elected representatives. 


Qualification of the above foregoing Urisk! ‘detinitions, can be 
expressed in terms of a magnitude and a recurrence interval for a 
specific fault system. In Pismo Beach, as indicated earlier, we are 
primarily concerned with the San Andreas fault system. From analysis 
derived in the County's Technical Report and expanded in the technical 
section of this report (see Appendix), it is recommended that the 
following criteria on Table EN-6 be Gtirized) vas a) basisi for 
determining acceptable risk in Pismo Beach. 


Response spectra (zones Ic and ld) for the above fault have been 
concluded in the technical section (Appendix Figures 8 and 9). These 
response spectra should be analyzed by a structural engineer (Building 
or Safety Department) to determine the appropriate modification, if 
any, to the Pismo Beach Building Code. 


It should be stressed, however, that this represents only 
recommendation of acceptable risk and the public must ultimately 
decide on the level of risk they deem acceptable. Further, the public 
must also decide upon the types of land use that would fall under the 
facility classifications "normal" and "critical"; see Safety Table 
EN-4, 
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TABLE EN-6 
ACCEPTABLE RISK CRITERIA 


Type of Facility Fault System Magnitude 
Normal (Residences, commercial, San Andreas 8.0+ 


light manufacturing, etc. ) 


Critical (Hospitals, communi- San Andreas slsUae 
cation center, public building, 
etc.) 


Ce Methodology 


The methodology under which this Seismic Safety Element Study has been 
undertaken places emphasis on those particular hazards that cannot be 
evaluated on a regional basis. Those hazards that can be effectively 
evaluated as a part of individual site investigations are treated in a 
general manner with the intent that the results be used to facilitate 
the administration of public safety. The relationship and attendant 
responsibilities between this concept and the evaluation of specific 
seismic/geologic hazards is given on Table EN-7. 


The primary responsibility for evaluation of each aspect of a hazard 
is shown by an "XX" and by a "XXX" if a determination of acceptable 
risk is involved. Those aspects for which either sector may commonly 
have a secondary responsibility are indicated by an oe hemi ncenl 
is to show the distribution of responsibility for evaluation of a 
hazard; the overall regulatory responsibility of government is not 
included. 


The products developed in this study, as documented in the Technical 


section, are primarily displayed on Figure 4 in the Appendix. They 
include seismic zones and secondary hazard areas. 
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TABLE EN-7 
DISTRIBUTION OF RESPONSIBILITY FOR 
EVALUATION OF SEISMIC/GEOLOGIC HAZARDS 


PUBLIC PRIVATE 
HAZARD 


Fault Rupture: 


Evaluation of Fault XXX 
Vocation O1 site XX 


Earthquake Shaking: 


Sources of Shaking XXX 
General Levels of Shaking XX X 
Effects on Site XX 


Tsunamic and Seiche: 


Risk of Occurrence XXX 
Effects on Site XX 


Dam Failures: 


Risk of Occurrence XXX 
Effects on Site XX 


Landslide: 


Regional Evaluation XX X 
Effects on Site XX 


Liquefaction, Settlement & Subsidence: 


Regional Evaluation xx! 
Effects on Site XX 


} Evaluation requires determination of expected shaking. 


Seismic Zones: The derivation of the twenty seismic zones for the 
entire County has been documented in the Technical Section. They are 
expressive of the level of ground motion that can reasonably be 
anticipated from earthquakes on the principal fault systems affecting 
San Luis Obispo County. The characteristics of each seismic zone are 
represented by response spectra which translate ground motion into 
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displacement (inches); velocity (inches per second); and acceleration 
(inches per second expressed as a percent of the acceleration of 
gravity). These three factors, which are derived from mathematical 
analysis, are essentially the descriptors of each seismic zone. 


In discussing the major groupings of the seismic zones the following 
general statements can be made: 


183 The seismic zones have been derived from two basic sets of 
criteria, (1) distance from the source of an earthquake; and (2) 
geographic differentiation of soil and bedrock conditions. 


2. The seismic zone analysis for Pismo Beach is based upon the San 
Andreas fault as the principal source of strong ground shaking. 


cr Soil and bedrock conditions within this seismic zone have further 
been differentiated into the following generalized categories: 


ai. Tertiary rocks; 
he Paso Robles formation and marine terraces; 
C. Alluvium. 


Secondary Hazards: The evaluation of earthquake-related geologic 
hazards, such as landslides, settlement, liquefaction, etc., has been 
based on research and analysis of available maps and reports, study of 
aerial photographs of the areas and some original field work. 


No areas of abnormally high risk due to secondary seismic/ geologic 
hazards have been identified within the City limits of Pismo Beach. 
The potential for liquefaction and landslides is present within and 
surrounding the City. Liquefaction areas are limited, however, to 
soils having relatively low compaction underlain by shal low 
groundwater (refer to Technical Appendix). Landsliding is also 
limited, primarily to the hills flanking the City on the north. 


Reducing Seismic Hazards: Two basic concepts should be considered in 
the upgrading and enforcing of building codes involving seismic risk. 
First, the primary role of government as related to seismic hazard is 
protection against loss of life or serious injury of its citizens. To 
implement this concern, the City should adopt and enforce a code for 
the design and construction of new structures that will protect them, 
at an acceptable level of risk, against death or serious injury as a 
result of quake activity. It can be said that a structure which is 
not a critical facility ( a separate issue) has performed well in an 
earth quake if no one is killed or seriously injured. The structure 
may be so damaged that it is a total loss to the owner, but it is a 
success from the standpoint of public safety if there are no serious 
injuries. In this concept, the role of government is limited to 
providing for public safety. Any additional costs required to protect 
the owner's investment would be at his discretion. 
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An alternative concept is suggested by events following the San 
Fernando earthquake in which certain governmental agencies provided 
funds for repair of damaged structures. In many cases, it is not 
necessary to repay a part of these funds, and the public as a whole 
accepted at least a part of the cost of repairing structures that were 
under-designed for the area in which they were built. If the public 
does not wish to accept this responsibility, it could require that 
structures be designed to a level that would include protection 
against significant damage on the assumption that if they do not, then 
they may have to pay the cost of repairing structures built in more 
hazardous areas. 


The second basic concept is that certain facilities such as hospitals, 
fire and police stations, and communications centers will be required 
to function at peak efficiency in the hours immediately following a 
damaging earthquake. The level of protection desirable for a home or 
an office building may not be adequate for the structures in which 
these necessary services are housed. 


During the hours immediately following the San Fernando earthquake, 
most of the hospitals in the immediate area could not function because 
of damage. Communication facilities at critical locations were not 
operative, and fire, police and ambulance services were severely 
restricted. This experience emphasized the need for a greater level 
of protection for facilities deemed to be critical because of a need 
to function in the hours immediately following a damaging earthquake 
(e.g., hospitals and communication facilities) or because of an 
overall requirement that the facility continue to operate (etars 
important governmental buildings). 


Increased protection for critical facilities can be applied in two 
ways. One way is to require that the structure be designed for an 
earthquake with a lower risk of occurrence. That is, critical 
facilities could be designed to withstand the shaking expected from 
the "500 year" or "1000 year" earthquake while facilities designed for 
normal occupancy could have lesser requirements. 


A second approach is related to "design level", an issue discussed 
previously. Buildings such as hospitals must not only remain intact 
but must also continue to function in a manner such that potential 
victims of an earthquake can be treated. This not only requires a 
stronger building, but also greater attention to non-structural items 
such as elevators, lighting fixtures, the stability of storage 
cabinets, etc. 


Increased protection for critical facilities is a matter of public 
policy requiring public involvement at the decision stage and 
implementation in codes and ordinances by the elected representatives 
of the people. Public schools and hospitals are reviewed by the State 
Office of Architecture and Construction, but design criteria for other 
facilities are determined by local jurisdictions. 
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Working under the seismic parameters as presented in the Appendix, a 
systematic inspection and structural analysis of existing structures 
in Pismo Beach should be undertaken. Such a program should be under 
the direction of the City's Department of Building and Safety. The 
most important existing structures are, of course, critical 
facilities. It is with these buildings that the structural evaluation 
processes should begin. 


For existing structures that are non-critical in nature, Table EN-8 
(abridged from Pacific Fire Rating Bureau) shows’ relative 
damageability of varying structural types. This table can be used as 
a general evaluation of non-critical structures. As an example, 
buildings with a high susceptibility to damage rating (five or over) 
should be selected for structural inspection before those with low 
ratings. 


Critical facilities or public structures shown to be of inadequate 
construction should be noted and scheduled for demolition or 
reinforcement on a priority basis. If it is not economically feasible 
to provide an adequate level of protection by strengthening a 
structure, a lower level of occupancy may be desirable. If many 
high-risk structures are located in one area, redevelopment may be the 
solution. 


Owners of existing commercial and residential buildings with obvious 
structural weaknesses should be notified of the conditions so 
appropriate repairs can be affected. In cases where the costs of 
repairs are prohibitive, the local cities should at least take 
measures to protect the general public. 


A program of this type is not without many social and economic 
problems and may require several years to complete. A reasonable time 
interval for completion of such a structural analysis program of 
existing buildings would be five years. As discussed earlier, 
priority attention should be given to critical facilities. Their 
ability to function immediately after an earthquake will affect all of 
the citizens of Pismo Beach, and they should receive the highest 
pRIOnILY: 


In considering future construction relative to secondary hazards, 
prime emphasis should be placed upon communicating to developers and 
builders the findings of this report. The problem of potential 
liquefaction should be handled on a site-by-site basis by a licensed 
soils engineer. 
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TABLE EN-8 
HAZARD COMPARISON OF NON-EARTHQUAKE RESISTIVE BUILDINGS 


SIMPLIFIED DESCRIPTION OF STRUCTURAL TYPE RELATIVE DAMAGEABILITY* 


Small wood-frame structures; i.e., 1 
dwellings not over 3,000 sq. ft. and 
not over 3 stories. 


Single or multi-story steel frame buildings ie) 
with concrete exterior walls, concrete floors 
and concrete roof. Moderate wall openings. 


Single or multi-story reinforced concrete 2 
buildings with concrete exterior walls, concrete 
walls, and concrete roof. Moderate wall 

openings. 


Large area wood frame buildings and other 3 to 4 
wood frame buildings. 


Single or multi-story steel frame buildings 4 
with reinforced masonry exterior wall panels, 
concrete floors and concrete roof. 


Single or multi-story reinforced concrete 5 
frame buildings with unreinforced masonry 

exterior wall panels, concrete floors and 

concrete roof. 


Reinforced concrete bearing walls with 5 
supported floors and roof of any material 
(usually wood). 


Buildings with unreinforced brick masonry 7 and up 
having sand-line mortar; and with supported 
floors and roof of any material (usually wood). 


Bearing walls of unreinforced adobe, unrein- collapse hazard 
forced hollow concrete block, or unreinforced in moderate shock 
hollow clay tile. 


* 


In order of increasing susceptibility to damage. 


NOTE: This table is intended for buildings not containing 
earthquake bracing, and in general, is applicable to most older 
construction. Unfavorable foundation conditions and/or dangerous 
roof tanks can increase the earthquake hazard greatly. 
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dy Goals, Policies and Programs 


Goals for the Seismic Safety Element Study are a direct statement of 
community wide aspirations. The goals presented below are considered 
to be at least the minimum requirements for a safer environment for 
the citizens of Pismo Beach. 


Allocation of resources toward achievement of these goals will be a 
continuing consideration of decision-makers over a long period of 
time. The achievement of these goals can be met in numerous ways, 
such as provision of adequate medical facilities, proper disaster 
planning; carrying out of programs that are suggested in this report; 
and informing the citizenry and government employees of their 
obligations in time of emergency--of any kind. Shoulid say severe 
disaster ever occur in Pismo Beach it will be up to the citizenry to 
make many of the decisions necessary for the saving of life and 
property. Government can help--but it cannot do so without the 
consent and assistance of its citizens, and it is unreasonable to 
expect that government can do the job alone. 


The following goals, policies and programs should be reviewed in 
conjunction with those listed in the Safety Element. Repetitions of 
policies and programs in the Safety Element occur here, but are 
intended to emphasize actions necessary to implement seismic safety 
goals. 


GOAL S-9: To prevent loss of life and serious injury. 


GOAL S-10: To prevent serious structural damage _ to critical 
facilities and structures where large numbers of people are apt to 
congregate at one time. 


GOAL S-11: To ensure continuity of vital services and functions. 
GOAL S-12: To educate the community in emergency preparedness. 


POLICY S-22: The City should continue to take the necessary steps to 
insure preparedness in the event of a major earthquake. 


Program S-37: The City should develop an information release 
program to familiarize the citizens of the region with the 
Seismic Safety Element. School Districts and agencies related to 
aged, handicapped and seismically susceptible industries should 
be encouraged to develop education programs relative to seismic 
awareness. 


Program S-38: The Technical Appendix of this report should be 


made available to developers for review and use when proposing 
land development projects. 
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Program S-39: Community programs that train volunteers to assist 
police, fire, and civil defense personnel how to perform 
effectively after an earthquake, should be supported. 


Program S-40: State, Federal and other governmental agencies 
should be encouraged to intensify research on seismic and other 
geologic hazards. 


Program S-41: The Seismic Safety Element should be reviewed by 
the City Planning Department annually and should be 
comprehensively revised every five years or whenever 
substantially new scientific evidence becomes available. 


Program S-42: An Emergency Disaster Program should be prepared 
for the City in conjunction with the County programs. Objectives 


of the program should be : 


a. 70 save lives and protect property; 

b. To provide a basis for direction and control of emergency 
operations; 

Cr To provide for the continuity of government; 

d. To repair and restore essential systems and services; 


e. To provide for the protection, use and distribution of 
remaining resources; 

f. To coordinate operations with the civil defense emergency 
operations or other jurisdictions; 

g. To enable the City to be self-sufficient in the weeks 
following a severe earthquake, such as a magnitude 8.5 event 
on the San Andreas Fault; 

h. To provide for emergency medical facilities, temporary 
shelter, emergency communications equipment and emergency 
water and food supplies. 


Program S-43: The City should establish a priority system for 
roads, services and other vital needs in the event of an 
earthquake disaster. 


Program S-44: All critical facilities constructed prior to 1948 
should be reviewed by a structural engineer for potential 
hazards. Since many of these structures have regional impact, 
the source of funding for the inspection program ought to be at 
the regional level. : 


Program S-45: All new critical facilities shall be designed to 
continue functioning after a major earthquake. 


Program S-46: Emergency communication centers, fire stations, 
and other emergency service facilities should be examined as to 
their earthquake resistent capacities. If found below acceptable 
standards, a program to mitigate potential hazards should be 
immediately established. 
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POLICY S-23: The City should institute measures to ensure that 
Seismic safety hazards should be immediately established. 


Program S-47: New construction directly astride or across known 
ae Or fault zones, should be prohibited. Non-structural 
land uses, however, should not be prohibited. 


Program S-48: The Building Department should use as guidelines 
the seismic zones and attendant response spectra for modification 
of the City of Pismo Beach Building Code to bring it into 
conformance with expected seismic conditions resulting from 
future earthquake. 
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5. NOISE ELEMENT 
a. Introduction 


In making City and County governments in California responsible for a 
Noise Element in their General Plans, the Legislature has recognized the 
steady escalation of outdoor noise as a_ significant environmental 
hazard. Unlike other hazards faced by California residents, such as 
earthquakes or floods, noise is generated primarily by man's own 
activities. Considering noise in the planning process, then, is 
essential to controlling its impact on the community. Specific 
authority for this Element of the General Plan is contained in 
Government Code Section 65302(g), which requires the following: 


(g) A noise element in quantitative, numerical terms, showing 
contours of present and projected noise levels associated with 
all existing and proposed major transportation elements. 
These include but are not limited to the following: 

Le Highways and freeways; 

2. Ground rapid transit systems; and 

3. Ground facilities associated with all airports operating 
under a permit from the State Department of Aeronautics. 


These noise contours may be expressed in any standard acoustical scale 
which includes both the magnitude of noise and the frequency of its 
occurrence. The recommended scale is sound level A, as measured with 
the A-weighting network of a standard sound level meter, with 
corrections added for the time duration per event and the total number 
of events per 24 hour period. 


Noise contours shall be shown in minimum increments of five 
decibels and shall be continued down to 65 dB(A). For regions 
involving hospitals, rest homes, long-term medical or mental care, 
or outdoor recreational areas, the contours shall be continued down 
to 45 dB(A). 


Conclusions regarding appropriate site or _ route selection 
alternatives or noise impact upon compatible land uses shall be 
included in the General Plan. 


The state, local or private agency responsible for the construction 
or maintenance of such transportation facilities shall provide to 
the local agency producing the general plan a statement of the 
present and projected noise levels of the facility, and any 
information which was used in the development of such levels. 
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As a mandated part of the General Plan, the Noise Element is intended to 
serve as the City's guide in public and private development matters 
related to outdoor noise. The basic goal of the Element is to outline a 
comprehensive plan to achieve and maintain a noise environment that is 
compatible with a variety of human activities in different land uses. 
To achieve this goal, the Element provides a quantitative estimate of 
noise exposures, land use noise standards, and recommended policies for 
controlling noise. This information is intended for use in conjunction 
with other adopted polices of the General Plan, particularly those of 
the Circulation, Land Use and Housing Elements. 


The Pismo Beach Noise Element has been prepared in two sections. The 
Policy Report is concerned with the implications of the technical 
findings for noise control. The Appendix contains the quantitative 
estimates of existing and forecasted noise levels, and documents the 
methods used in computing noise exposure. Together, these two sections 
constitute the Noise Element. 


The reports have been designed for adoption by the City of Pismo Beach. 
The heart of the Element is in the recommended goals, policies and 
implementation programs. It is intended that once adopted, the Noise 
Element will be updated on a regular basis. 


The Noise Element is most closely related to the Circulation, Land Use 
and Housing Elements. The principal noise sources evaluated in the 
Element are transportation noise sources, which are road, rail and air 
traffic. Noise generated by these sources depends primarily on the 
number and type of vehicles in operation as planned for in the 
Circulation Element. 


Inseparable from the circulation considerations in the General Plan are 
the locations and types of land uses throughout the City. The location 
of circulation routes in relation to different land uses can be a major 
determining factor of noise exposure. Tt. 1s.. imparcant ., tnae 
consideration be given in the Land Use Element and all community general 
plans to separate the most noise sensitive land uses from the sources of 
high noise levels. Land use noise standards are recommended as a part 


of this Element to assist in these considerations. 


De Noise Exposure 


The existing and forecasted noise levels in Pismo Beach and in San Luis 
Obispo County are presented in the Technical Report in both graphic form 
on the Noise Contours and tabular form in the Appendix. These noise 
levels are expressed in A-weighted decibels in terms of Day-Night Noise 
Levels (abbreviated L, ). Detailed explanations of L, noise levels and 
the methods used to Ednpute them and a glossary of MMchnical terms are 
presented in the Technical Appendix. The following brief discussion is 
intended to provide a basic understanding of the terms to facilitate use 
of the Noise Contours Maps and Appendix. 


PbS? 


; a . ; vi aie A why F a spare Rad aaa i 4 fe Fi vil. 
| We Aas\ bediqabh Thome d an ; ; th ie ; 7 : 


hi 


ll yy! mia? ¢? 20 4 aaten say a si orened oy % ae Hal Abe & 2 ‘S 
stig Jie mde ously paving. bra oe ue Ww wotoup <e'y7ts eAP. en Wye 
; ‘ant tue nS zi Levant >: mrp” Pe ‘sa Saget i art as? ey ye oP mits fe 
a? Eads Seances ve ‘sehen a ‘elon iG syetiog ma ante gi Sse aans 
ods frie?) PAGSTATH, i reTzt Vides fet.  Yfersay & Adiwoul gi i Faqinay 


Mh Stevi Pee Gut Paekthbhe 8 74 We MGAN.: ir ames Sy). Ter aa UATE 
ee celnbibts oh wager List ate oli Mantz S2tOy ip2b Une? /2ondenG de Seton 
POTIFOMULAM? Hh why VOT tanteniaiy: ei pvt? fore? At” ha? Layton nat i TONG 
tu Saar Piet wakirbe nat Lalandd ah WD 20%) Sogehea Seite Ae hw 
yh Rae Dette bts eo toad onetealuONhD |r 
aT ati! TOS el ’ ‘os head @arl ghee ¥ 1 1 atl 
(enim; of) % ea ae ie . naan 
YiOn® , t OB eit Papa hiy) Ue i al 6s 6 sd rare iG at ‘Ai 
a Vera UE ) ek geht” ir Bye orlttal \) ae 25) 
AWE IA Nowy TeeMit ctor, Galziiatien *+ 2a2y shodtew 
| bhegne ld: e2T ol ay 33409 
‘ f dor) arg. we peEeot be py’ (St peect fh wows rf 
t me. ete. Pew wey ay "213 iD hy d9e4 Wii 
DD Sci rif - My couame a4 OPN i i 
to" TL at hates a if incpel 
1) eroe urd. af parerey vida! Real Samad er how ai 
eat, Wi tuleve 2aans: eeten’ (ophanteg. wll! — c2dasmels pnt soc! bat om 
POY) Be pens tebe ay Filly (Rea twos BSTOW Wu Teta pganaT® aye | ageTs € 
ght i Pee 2 biiyine 280% ine , Seay ; mor MRE? He) a tT 7 
rie RY oe? Cattaely A 'ADETESRES 1? waloifew io) wye* nen alanis 
. . its salina 
S518"? Carotene 0, ehakdanablois  qatistesrnn afd 004)! efdersitaae! 
nor eee elt: .yhel way ya S2y HBL Fh Benvd Nis cen tao at! 
“07 BA « ie WAS, Migs) 9 arate 68 Ale ) 409) 431 tue Tohma Dhl ey Lae Miede 
Site ONT 7 (Pay aume a se bor %, @0fo8?  -nnth hevatai 
irene. whl iuaegs Tn ban praises ey iol el’ at weve 20 Wets en olen 
he Oy hee, oh FAB tort as dee 20 FO0 oom FY erevens) ay 2H6ly 


‘DN8G 5 Sa 9SRNAMN la! aga. eNTAGEI2 Se fun zis Bs)! Al tevs) = afr mori 
Jet pi nirait anys, seas Wi jateer od dhanist2 zit 7 


| tote ina pee dajot sd 


2h : asi 
Wap? 3% dere Atos Mt 
Baron i 


General Plan/LCP 
Council Adopted 1/23/81 


Common noises experienced by each of us daily may range from a whisper 
to a locomotive train passing by. The range of sound energy represented 
by these two events is so large that it cannot be represented 
mathematically without using numbers in the millions and billions. To 
avoid this inconvenience, sound levels have been compressed in a 
standard logarithmic scale called the decibel (dB) scale). The 
reference level for the scale, 0 dB, is not the absence of sound, but 
the weakest sound a person with very good hearing can detect in a quiet 
place. The most important feature of the decibel scale is its 
logarithmic nature. An increase from 0 to 10 dB represents a tenfold 
increase in sound energy, but an increase from 10 to 20 dB represents a 
hundred fold increase, and from 20 to 30 represents a thousand fold 
increase over O dB. 


The average range of sounds that we are commonly exposed to generally 
fall in the 30 to 100 dB range. However, not all sound waves affect us 
equally. The human ear is more sensitive to high pitch sounds, such as 
a whistle, than it is to low pitch sounds, such as a drum beat. 


To account for this effect in noise measurements, it is necessary to use 
an electronic filter in sound level meters which acts as the equivalent 
of the human ear in filtering out some of the lower frequencies of 
sound. This filter is called the A-scale weighting network, and is 
abbreviated by the A in the notation dBA. 


A-scale decibel measurements can be taken at any time in the community 
to record the sound levels of various noise sources. However, to 
develop an indicator of varying sound levels occurring over the 24 hour 
day, it is necessary to average the sound occurring at each moment 
throughout the day. The Day-Night Noise Level is the result of this 
procedure, and gives a general, single number index of noise exposure 
over an average 24 hour day. In computing the L , levels, it is also 
necessary to apply a weighting to noise that occurs at night to account 
for the greater sensitivity that people have to noise at night. 

noise levels can be developed for road traffic, as well as for rail afd 
air traffic for which the measure has been used traditionally. As 
examples of typical L, noise level ranges, Figure EN-8 gives ranges of 
L decibel exposures ranging from quiet rural areas to an area under 
the flight path of a major airport. 


County-wide Existing Conditions: The existing noise environments in San 
Luis RE County and the cities within the County are composed of 
sounds from many sources. Under the scope of this Element, the noise 
sources evaluated were road, rail, and air traffic, and stationary noise 
sources. Parks, schools, and hospitals were also evaluated as noise 
sensitive land uses to determine if potentially incompatible noise 
levels impinged on them. The following is a summary of conclusions 
regarding the existing noise environment in the County and the Citys 
Pismo Beach. 
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In general, San Luis Obispo County may be considered a relatively 
quiet environment, even within most of its cities and 
unincorporated urban areas. In all. jurisdictions within the 
County, 14 potential noise conflict areas were identified from a 
list of 115 possible problem areas; Pismo Beach was not one of 
these areas. Of 140 possible stationary noise sources 
investigated, 10 were identified as major noise sources. Of 
hundreds of road segments evaluated for traffic noise, segments on 
five principal roadways were associated with high noise levels. 
This is not to say that the County is without noise problems. 
Rather, the major noise sources are few in number and of limited 
impact. 


The most significant sources of noise in the County is road 
traffic, followed by rail and air traffic. Stationary noise 
sources were not found to be significant sources of noise within 
the County. Of the roads evaluated for noise exposure in Pismo 
Beach, only U.S. Highway 101 and State Highway 1 were found to be 
associated with high noise levels. 


Rail traffic in Pismo Beach on the Southern Pacific. Iine is 
infrequent, but creates intense noise events such that the total 
sound energy associated with the railroad is nearly equivalent to 
that of U.S. Highway 101. 


Table EN-9 contains a list of those noise sensitive land uses which 
were found to be exposed to potentially incompatible noise levels 
according to the land use standards recommended in this Policy 
Report. The incompatibility js termed potential because the land 
use was evaluated only at a general level. Site acoustic analysis 
is necessary to determine the nature and extent of a noise problem, 
should one be confirmed to exist. Sources of the noise impacting 
on a land use or facility are also listed. 
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TABLE EN-9 
POTENTIAL NOISE CONFLICT AREAS IN THE CITY OF PISMO BEACH 
Noise Sensitive Area Local Noise Source 


North Beach Campground State Highway 1 
U.S. Highway 101 


Pismo Creek Park Southern Pacific Railroad 


Source: Envicom, 1976. County of San Luis Obispo Noise Element. 
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TYPICAL LN NOISE LEVEL RANGES 


Under Flight Path at Major Airport, 
(0.5 to 1 mile from runway) 


Downtown in Major Metropolis 


EL Li, 
V4 Dense Urban Area With 
YY Heavy Traffic 


Urban Area 


60 


Suburban and 
Low Density Urban 


50 


Small Town and 


40 Quiet Suburban 


30 


Source: Bolt, Beranek and Newman, Inc., 
1974. 


FIGURE EN-8 
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Future Conditions: In planning for noise control, it is necessary to 
estimate what the future noise environment may be like. Accordingly, 
noise level forecasts for the year 1995 were included as part of the 
technical analysis. In general, the future noise environment will be 
controlled by two factors: (1) the expected increase in the number of 
noise sources (i.e., traffic volumes); and (2) the application of noise 
control technology to various sources. 


It is reasonable to assume that noise control technology will be applied 
to some noise sources, and that this will counterbalance the increase in 
traffic, resulting in the same noise levels as currently exist or in 
decreased noise levels. No major technological breakthrough is foreseen 
for other noise sources, however, such as light aircraft, and the 
expected increase in volumes of these sources will mean an increase in 
noise levels. Even with the application of technology, high noise 
levels are expected to persist in some areas of the City. There are 
limits to what can be accomplished by technology alone, and this makes 
land use control a necessary component of successful noise control 
strategies. Summary conclusions regarding the expected future noise 
environment are as follows: 


dss Forecasts of road traffic noise assume that noise control 
technology will be applied, and that this will counteract the 
expected increase in road traffic in most, but not all cases. 
Thus, road traffic noise is projected to remain the same or 
decrease somewhat by 1995 on most roads. 


2. The future of the railroad is in a state of flux at this time, 
making the task of quantitative noise projection impractical. 
Current noise levels are assumed to persist for at least the 
intermediate future. 


3. Stationary noise sources are expected to continue to emit existing 
noise levels unless abatement is required by local or federal 
agencies. 


cx Effects of Noise 


General Effects: Noise affects man and his environment in a number of 
important ways. Some sounds cannot be heard or are not noticed, yet the 
human body reacts involuntarily to them. Other sounds are intense and 
quick enough to rupture the eardrum. However, all sound is vital to 
communication and necessary for the maintenance of life. 


As sound levels increase, they quickly reach levels which can be 
detrimental to health and well being. However, like most human 
characteristics such as eye color and vision acuity, hearing ability is 
distributed "normally" in a population. That is, there are a few people 
with extremely sensitive hearing, and a few people with extremely poor 
hearing ability. Most people, however, have hearing abilities between 
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these extremes. This is an important concept to remember while reading 
the following sections on the effects of noise. Not all people are 
subject to experiencing these effects to the same degree. In short, the 
effects of noise are subjective schemes enacted by governments which set 
noise standards. 


The effects of noise may be thought of as falling into four categories: 
physical, psychological, social, and economic. The lines between the 
categories are not established; there is much overlap. As research in 
acoustics and human response to sound progresses, the effects of noise 
will be more completely defined. This discussion is intended to be a 
brief summary of existing knowledge. 


The most serious physical effect of noise is damage to hearing, and the 
most tragic damage to hearing is permanent shift in the hearing 
threshold (termed permanent threshold shift or PTS). Once the cells of 
the inner ear are ruptured or otherwise damaged, there is no known way 
to repair them. THeESGig COIS 19 COmpnOtes regenerates To persons 
intermittently exposed to high noise levels, the hearing threshold may 
be shifted temporarily (termed temporary threshold shift or TTS). Most 
of us have experienced TTS at some time, for example, when a firecracker 
explodes or a loud, sharp noise occurs nearby. For a while we cannot 
hear sounds at lower intensities. While the ear eventually recovers 
from this kind of damage, TTS can be a significant problem to persons 
frequently exposed to noise. 


Besides the physical effect on our hearing, noise can induce a number of 
other physiological reactions. In fact, environmental or community 
noise is of concern not so much because of its effect on hearing, but 
because of its non-auditory effects. Community noise, particularly ina 
predominantly rural area such as Pismo Beach, is not usually intense 
enough to affect hearing. Table EN-10 is a general background statement 
on noise radiation hearing, established by the Walsh-Healey Public 
Contracts Act of 1969 and the Occupational Safety and Health Act of 1970 
(OSHA). These criteria are intended to regulate noise levels in 
industrial settings where people are exposed on a daily basis over a 
lifetime. To experience the 90 dBA criterion from road traffic, a 
person would have to stand about 10 to 20 feet from a highway carrying 
about 1000 trucks per hour. To meet the OSHA criteria, the person would 
have to remain there 8 hours a day for a period of at least several 
years. Such a situation is highly improbable (even with the expected 5 
dBA reduction in the OSHA criteria) and indicates thate feWsaiil any 
people in the City are exposed to noise levels from transportation 
sources that can significantly damage hearing. 
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TABLE EN-10 
HEARING DAMAGE RISK CRITERIA 


DURATION PER DAY, HOURS SOUND LEVEL, dBA 


or less 115 


Source: Walsh-Healy Public contracts Act of 1969. 


Perhaps, the most important effects of community noise, then, are its 
effects related to stress. Noise is one of the principal urban stresses 
experienced daily by city dwellers. The body interprets noise as a form 
of stress and reacts accordingly. Most of the responses are 
automatically produced by the involuntary nervous system. The 
individual may not be consciously aware that his body is under stress, 
and that nervous reactions are occurring. Furthermore, the individual 
may not be aware of the stress in the first place. Reactions to noise 
are similar to reactions to intense emotional states such as fear or 
anger. Some of the responses are (1) an increase in blood pressure; (2) 
an increase in heart rate; (3) dilation of the pupils; (4) increase in 
blood cholesterol; (5) increase in hormone levels by endocrine glands; 
(6) change in the rate of acid secretion by the stomach; (7) increase in 
sweat gland activity; and (8) increase in respiration. These responses 
can lead to increases in heart disease, ulcers, tension, hypertension, 
and allergic reactions. It has been documented that noise affects us 
even in the womb before birth. Even relatively low levels of noise in 
the mother's environment can cause the fetus' heart rate to increase 
significantly. Other research concludes that very loud noises can 
possibly be as much a cause of congenital malformations as thalidomide 
or German Measles. On a less serious level, noise can be responsible 
for the headaches and daily fatigue common in urban areas. Noise may 
affect our health adversely only if we are exposed to high levels for 
long periods of time. Noise can impair our well being through the kind 
of effects listed above at levels commonly experienced in urban areas. 
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The effects of noise discussed above are produced by sounds in the 
audible frequency range. Mention should also be made of two categories 
of sound which cannot be heard--"ultrasonics" and '"“infrasonics". 
Ultrasonics refers to the range of sounds above 20,000 Hertz or wave 
cycles per second,, the upper limit of human hearing. A dog whistle is 
a common example of a device which produces ultrasonic frequencies. 
Infrasonics, on the other hand, refers to frequencies below the audible 
range, that is, below 16 Hertz (Hz). 


For years, ultrasound has been used in medicine to treat asthma, cystic 
fibrosis, and other respiratory ailments, and in a variety of ways to 
clean small instruments, jewelry, tools, dentures, etc. Useful and 
common as ultrasound is, it is known to be hazardous if improperly 
applied. It specifically should not be directed at areas of poor blood 
circulation or cancerous infection. The presence of ultrasound in the 
ambient urban atmosphere is generally insignificant compared to audible 
frequencies, but it should be noted as a potential health hazard. 


Infrasound is less familiar to most people, and research into the world 
of infrasonics is relatively recent. These low frequency pressure waves 
seem mostly to act on the internal organs--the heart, lungs, and other 
viscera--by vibrating them. The organs are rubbed together by a kind of 
resonance creating dizziness, nervous fatigue, and sea-sickness. A 
frequency of 7 Hz. has been found to be fatal at high enough 
intensities. Infrasound has been measured in the everyday ambient 
atmosphere in Washington, D.C. Some of the sources were identified as 
large scale natural events such as tornados in Oklahoma, an earthquake 
in Montana, and magnetic storms in the upper atmosphere. A large number 
of sources remain unidentified, however. One common source of 
infrasound are large industrial ventilation systems. More so than 
ultrasound, infrasound can be considered part of the urban environment. 


Noise affects animal behavior in ways similar to human behavior. Little 
research has been done in this field, especially on wild animals, but 
there are strong indications that unfamiliar noises can disrupt 
population dynamics and individual growth behavior. A single startle 
can stop the brooding cycle of wild game birds. Continuous noise can 
mast predator-prey signals inducing huddling, panic, or migration. 
Animal ears are subject to similar kinds of physical damage as human 
ears. Loss of hearing because of noise exposure has been documented in 
a number of laboratory cases with a variety of species. Animals also 
react to noise with stress which produces neural and hormonal changes 
affecting urinary, adrenal, and reproductive functions. 


In the wild, these effects can significantly alter the "natural balance" 
between various species and between species and their environment. An 
animal which depends on hearing to locate prey could starve if its 
auditory function were impaired. Mating signals could be interfered 
with, and distress signals may be masked by background noise. All of 
these effects can lead to increased mortality rates. 
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Domestic animals may suffer more since they are usually closer to urban 
areas. Farm animal productivity may be diminished, and mortality rates 
can be increased as well. The economic impact of these effects would 
make further study in this area worthwhile. The point to be made is 
that noise impacts the animal population in San Luis Obispo County, as 
well as the human population. It should also be noted that animal 
populations have adverse reactions primarily to unfamiliar noises. 
Animals demonstrate an ability to adapt to a noise over time if it jis 
learned that the noise is not associated with direct harm. 


Noise also affects the non-living physical environment in the City. The 
example of high pitched sound resonating and shattering glass is common. 
Structural damage by noise is usually moderate, however, even in sonic 
booms. Glass and plastic are generally the materials most susceptible 
to damage by noise. Others include base coats of paint, finish coats, 
stucco, wallboards, interior tiles, brick, concrete blocks, and organize 
adhesives. Temporary vibrations may be induced in various kinds of 
structures, particularly buildings, by noise as Welle  struccura! 
response to sound jis highly variable, however, and most damage is 
usually concentrated in secondary structures such as glass or plaster. 


Psychological: It is difficult to distinguish between physical and 
psychological effects of noise. Many of the behavioral responses to 
noise are rooted in the involuntary physiological reactions. The two 
most serious psychological effects of noise are interference with sleep 
and speech. Data on interference with sleep shows that this response is 
more subjective than interference with speech, but generally noise 
levels will begin to interrupt or impair sleep in the 40 to 45 dBA range 
(Figure EN-9). Noise acts on the body when it is asleep in the same 
manner as it does when the person is awake. The ear does not mask noise 
during sleep. Even if noise levels do not awaken a person, they can 
interfere with dream stages shifting a person from a deeper dream stage 
to a shallower one. Any disruption of deep stage dreaming is thought to 
impair mental health and well being. Loss of sleep is known to impair a 
person's ability to carry on normal daily tasks, especially those 
requiring short term memory or high speed processing of information. 
Sever deprivation of sleep can create jirascibility and mental 
disorganization causing dreaming while awake, hallucinations, and other 
behavior bordering on temporary mental illness. It is important to 
remember that noise can disturb the rest of sleeping persons whether 
they awaken and are aware of the noise or not. 


Interference with speech depends, of course, on how far the people are 
from each other, the level of their voices and other parameters. The 
understandable reception of voice sounds in ordinary conversation is 
usually interfered with at the level of 50 to 60 dBA (Figure EN-10). 
The social costs of interference with speech can be of great magnitude 
and are discussed below. The behavioral impacts of speech interference 
include impairment of leisure activities needed for stable human 
behavior, and irritability when conversations must stop until the noise 
decreases. Noise also interferes with concentration and the ability to 
perform tasks. 
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While it has never been proven that exposure to noise alone can cause 
mental illness or breakdown, it is true that exposing a depressed 
individual to noise doesn't help. A famous English study reported in 
1969 that individuals closely exposed to the noise of London's Heathrow 
Airport had higher admission rates to mental hospitals than people 
living farther from the _ noise. Such evidence is not entirely 
convincing, but does warrant further investigation. It is a good 
indication that noise, as an additional form of unwanted stress, can 
provide the increment to bring on emotional crisis. 


Social: The reactions of groups and communities to noise are similar to 
the reactions of individuals. It is clear that noise interferes with 
social processes. Its foremost effect is to disrupt the ability of 
people to communicate with one another. Communication by sound is vital 
to almost all human social behavior, and its impairment should not be 
underestimated. As an important example, consider educational 
processes. Children who attend school near sources of loud noise can 
have their learning and socialization processes severely handicapped. 
Several schools in Westchester were forced to close down because the 
noise near the Los Angeles International Airport interfered so seriously 
with teaching. The effects of noise on other social processes such as 
marketing, recreation and the practice of religion can be equally as 
serious. 


Economic: One of the more prevalent economic effects of noise of 
concern to Pismo Beach is the reduction of residential property values 
near the source of noise. This document does not examine specific 
property values in the City of Pismo Beach, but a comparison of 
residential property values near the railroad or U.S. Highway 101 with 
residential property located away from these sources may bear this out. 


One other kind of major economic cost of noise is noise-induced 
inefficiency in the labor force. As noted under psychological effects, 
noise interferes with the performance of tasks. Such interference 
causes business and industry to lose income through lost output. At the 
national level, such losses total millions of dollars. daily. 
Occupational noise yearly results in hundreds of millions of dollars of 
compensation claims, and the costs of insulating environments and 
muffling sources should be included as economic costs as well. Economic 
costs of noise are among the most difficult to calculate, however, 
because they are associated with the psychological states of stress 
discussed above. The effects of these states have yet to be adequately 
quantified by economists. 


Local Effects in San Luis Obispo County: It is important to ask whether 


any of the effects discussed above are occurring locally in Pismo Beach. 
Since a specific study of this nature has not been conducted as a part 
of the Noise Element, it is difficult to give a precise answer. 
However, health and welfare criteria have been published by the Federal 
Environmental Protection Agency, and these criteria can be compared to 
the noise levels quantified in this Element to draw some general 
conclusions. 
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The ‘basic criteria are given in Table EN-11 =e eae the Sound 
Equivalent Level (L__) and Day-Night Noise Level The L__ is the 
basis for the Ly Toise level, but does not ince a weighting for 
nighttime noise. It should be noted also that an "adequate margin of 
safety" has been built into these criteria. 


Judging by these criteria and the noise levels quantified in the 
Technical Report, most of San Luis Obispo County and the Cities within 
the County are free of the effects of noise. Near the major roads, the 
railroad, and the airports, however, these criteria indicate that a 
certain level of activity (i.e., sleep, speech) interference and stress 
can be expected. As noted in a previous section, it is unlikely that 
any resident's hearing is threatened unless he is spending unusually 
long periods of time in close proximity to the major highways. 


de Noise Control 


Noise Regulations: Heightened concern in recent years for 
"environmental quality" has led to greater attention by the legislative 
and administrative branches of government to the problem of excessive 
noise. This attention has resulted in the enactment of a number of laws 
and regulations regarding noise. To provide the legal and planning 
contexts within which the recommended goals and policies of this Element 
would be implemented, this section summarized the current noise laws and 
outlines possible noise control strategies. 
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NOISE INDUCED SLEEP DISTURBANCE DATA 


80 


70 


60 


50 


40 


30 


0 20 40 60 80 


Percentage of persons awakened or shifted to a 


shallower sleep stage (experiments), or who report 
sleep disturbance (surveys). 


Explanation 
oe Laboratory experiment on subject awakenings. 
A Laboratory experiment on change of sleep level. 
8 Laboratory experiment subject awakenings. 


Rohit rat Field survey data. People reported being kept 
from going to sleep. 


Field survey data. People reported being 
awakened. 


SOURCE: Wyle Laboratories, 1973 


FIGURE EN -9 
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General Plan/LCP 
NOISE LEVELS WHICH BARELY PERMIT 
~ FACE-TO-FACE CONVERSATION AT 
THE INDICATED DISTANCES 


Sl | 
SNE 


Distance between Talker and Listener 
(feet) 


Figure EN-10 Noise levels which barely permit face-to- 
face conversation at the indicated distances 


SOURCE: Wyle Laboratories, 1973 


FIGUREEN-10 
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TABLE EN-11 
SUMMARY OF NOISE LEVELS IDENTIFIED AS REQUISITE 
TO PROTECT PUBLIC HEALTH AND WELFARE WITH AN 
ADEQUATE MARGIN OF SAFETY 


EFPECT LEVEL AREA 
PRG CES Oe ee ee ee ee ee 
Hearing Loss Une (24) < 70 dB All Areas 
ii eer a eS 
Outdoor activity Lan =) bonds Outdoors in residential areas 
interference and and farms and other outdoor 
annoyance areas where people sped widely 


varying amounts of time and 
other places in which quiet is 
a. Das isa OG suse. 


E. (24) < 55 dB Qutdoor areas where people spend 
q limited amounts of time, such as 
school yards, playgrounds, etc. 


06) 9 SE ee SSS 


Indoor Activity ie 45 dB Indoor residential areas. 
interference and 
annoyance Lag (24) < 45 dB Other indoor areas with human 


activities such as schools, etc. 


Cf. 80. ee ee 


Explanation 
Leg (24) - Equivalent A-weighted Sound Level over a 24-hour period. 


Lan - Day-Night average sound level - the 24-hour A-weighted 
Equivalent Sound Level, with a 10 decibel penalty 
applied to night-time levels. 


dB - Decibels. 


SOURCE: U.S. Environmental Protection Agency, 1974. 
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Unfortunately, there has been little coordination among the agencies 
responsible for noise control, and this has resulted in the use of 
different noise evaluation techniques and standards in noise 
regulations. This non-uniform approach makes comparison and use of 
standards and regulations a confusing matter for both the general public 
and those government officials responsible for compliance at the local 
level. Table EN-12 provides a summary list of existing noise 
regulations which pertain to the member jurisdictions of the Area 
Planning Coordinating Council. In addition to those Jaws shown in the 
table, both the National Environmental Protection Act (NEPA) and the 
California Environmental Quality Act (CEQA) require environmental 
analysis of certain developments including an analysis of potential 
noise problems at the project site. 


The most significant of the laws listed in Table EN-12 is the Noise 
Control Act of 1972. This law essentially authorizes the EPA to 
coordinate noise regulation at the national level. It also authorizes 
the EPA to set noise emission limits for major noise sources including 
aircraft, motor vehicles, and trains. These emission standards can be 
expected to have an important effect on future noise levels in the 
County. In addition, health and welfare criteria for noise exposure 
limits have been published in compliance with the Act, and these 
criteria have been incorporated into the recommended land use 
compatibility standards. In publishing these criteria, the EPA has 
selected and recommended the L, measurement scale for use as a uniform 
noise evaluation scheme. If tN i onwide use of this measure becomes a 
reality, much of the existing confusion regarding noise should diminish. 
This should enable the various cities and the County to enact noise 
control regulations and measures consistent with one another, as well as 
with the State and Federal government. 


Alternative Noise Control Strategies: Any action to control noise will 
work on either the source of the noise, its transmission path, the 
receiver of the noise, or any combination of these factors of sound. As 
noted in the preceding section, source controls are primarily the 
responsibility of the federal government, and to a lesser degree, the 
state government. Control of the reception of noise, however, has its 
roots in local government's traditional authority over land use control. 


The basic goal of this Element is to achieve and maintain a noise 
environment that is compatible with a variety of human activities. This 
clearly calls for cooperation among all levels of government. Source 
controls are the most effective means of reducing noise, but there are 
limits to what can be accomplished through technology alone. A need for 
land use controls, coupled with source controls, will probably be 
necessary for overall noise reduction in many cities for the foreseeable 
future. 
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RESPONSIBLE AGENCY 


FEDERAL GOVERNMENT 
Environmental Pro- 
tection Agency 


Federal Aviation 
Administration 


Federal Highway 
Administration 


Dept. of Housing 
& Urban Development. 


STATE OF CALIFORNIA 
Department of Aero- 
nautics (CalTrans) 


Department of Motor 
Vehicles 


Department of Trans- 
portation (CalTrans) 


Commission of 
Housing and 
Community Dev. 


Council of Inter- 
governmental 


TABLE EN-12 
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EXISTING FEDERAL AND STATE NOISE REGULATIONS 


REGULAT ION/STANDARD 


Public Law 92-574 
(Noise Control Act 
of 1972) 


FAR Part 36 


PPM 90-2 


Policy Circular 
1390.2 


Calif. Administative 
Code, slitle <4, 
Subchapter 6 


California Vehicle 
Code Section 23130 


Streets and Highways 
Code 


Calif. Administrative 


Code, Title 25, 


Calif. Government 
Code, ° 65302(g) 


NOISE SOURCE 
REGULATED 


All 


Aircraft 


Highways, out- 
door noise 
environments 
Airports, out- 
door noise 


Airports, 
aircraft 


Motor vehicles 


Highways 


Outdoor/ Indoor 
noise environ- 
ments. 


Outdoor noise 
environment 


III-73 


SUMMARY 


Gives EPA responsibility to identify noise sources 
set standards for limiting emissions, publish 
health and welfare criteria, set product labeling 
standards, and recommend aircraft standards. 


Sets emission limits for aircraft under specified 
flight conditions for type certification. 


Sets land use compatibility requirements for deve- 
lopments adjacent to Federal-aid highways. 


Sets noise acceptability requirements for develop- 
ments requesting Federal loan assistance. 


Specifies maximum noise explosures for sensitive 
uses near airports; sets standards for aircraft 
Operations. 


Sets noise emission limits for motor vehicles 
under specified operating conditions. 


Requires corrective action when noise levels 
exceed set limits in nearby schools. 


Limits interior noise levels resulting from 


levels in new multi-family units. 


Requires quantitative Noise Elements in all City 
and County General Plans. 
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The purpose of this section of the Noise Element is to outline some of 
the land use and other types of noise reduction alternatives that are 
available for implementation by the City. These various strategies form 
the basic planning framework for the recommended goals and policies of 
the next sections. 


Generally, noise control strategies may be thought of as belonging to 
one of three approaches. From least restrictive to most restrictive, 
these strategies are: (1) to encourage voluntary noise reduction 
measures by property owners and developers; (2) require noise reduction 
or compatible land use through zoning and planning powers; and (3) enact 
noise control through government ownership of the affected property. 


The first approach would include providing information to builders and 
the general public regarding the importance of noise reduction and 
different construction and site development techniques for noise 
compatibility. Various means of achieving this objective include review 
of proposals by an architectural review board, design services by 
government staff during the permit application process, and maintenance 
of an acoustical information library for developers and the public. 
Education of the public is an important aspect of this approach since 
public awareness of noise problems can affect the marketability of 
developments. Such an approach can be successful in solving noise 
problems provided there is a degree of cooperation between the local 
government and developers or if the development market is a buyer's 
market and there is a demand for noise compatibility. 


If these conditions do not exist, it may be necessary to use the local 
government police powers of zoning and planning to ensure that the 
public is protected from excessive noise. These measures can be an 
important influence on future development, but may be of little help in 
resolving existing noise problems. The basic approach is the exclusion 
of noise sensitive land uses from areas of high noise levels. If 
development is permitted in noise impacted areas, zoning performance and 
development standards can regulate the details of the development such 
as building height, buffer areas, and noise barrier construction. 
Special types of development, such as cluster housing and planned unit 
developments, can be regulated to prevent unnecessary noise problems 
from occurring. Building codes may be enforced under this approach as 
well as to limit the transmission of sound into and out of buildings. 
One concept being implemented in a number of cities in California and 
across the United States is the adoption and enforcement of a noise 
ordinance which sets quantitative limits on the level of noise permitted 
in different zones in the City. 


Short of purchasing land, the City can also use tax incentives to 
regulate land development to a certain degree. This is a potentially 
powerful land use control which can reduce development pressure on 
vacant land. The basic technique is to reduce the assessed value of 
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land in noise impacted areas so that landowners are not pressured into 
selling land they can no longer afford to pay taxes on. This approach 
has been used in California to preserve open agricultural land under the 
Williamson Act with varying degrees of success. 


Government ownership of noise impacted land makes the regulation of its 
use a simpler matter, but the acquisition of the property can be 
expensive and unpopular locally if eminent domain is used. Purchase or 
the use of eminent domain powers can be avoided through purchase of an 
easement regulating the land without transfer of ownership. 


Which of these three approaches is used depends in large measures on the 
severity of the noise problem. The Technical Report of this Element 
concludes that, for the most part, the City is free from excessive noise 
levels from railroad and traffic except in areas close to certain major 
sources such as U.S. Highway 101 and the Southern Pacific Railroad 
tracks. It is unlikely, then, that the local governments need to 
consider the most restrictive approach, and can rely on zoning and 
planning to prevent major noise problems from occurring near these 
sources. 


All of the above strategies deal primarily with reducing future noise 
problems rather than existing ones. Where a noise problem already 
exists, one or more of five solutions are available: (1) the noise can 
be reduced at the source; (2) the noise can be blocked by an insulating 
barrier; (3) the source can be removed from people and other receivers; 
(4) the receiver can be removed from the source; or (5) the time 
exposure to the noise can be minimized. As is true with most 
environmental hazards, preventing or reducing the cost of the future 
hazard is easier and less expensive than resolving existing problems. 
Special ordinances can be adopted, however, which set noise limits by 
land use zones, and which require compliance by existing developments. 
One of the central problems of setting noise limits by zone TSepthe 
number of desirable exceptions to the established noise limit. 


e. Goals, Policies and Programs 


The previous sections of this report provide a summary of the technical 
analysis of noise in Pismo Beach, and a synthesis of the legal and 
planning frameworks for noise control. In this section, general 
planning goals, policies and programs are recommended for each of the 
member jurisdictions. These constitute the noise control plan of the 
City and are the heart of the Noise Element. 


This section is comprised of a general planning goal, general policies, 
and programs. The general goal provides a statement of the basic 
purpose of the Noise Flement so that consistent planning is possible. 
It is a necessary guideline which can be held up against future 
proposals to determine their effect on the noise environment. The 
general policies compliment the planning goal and define specific 
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directions for jurisdictions to take in controlling noise. The programs 
are a refinement of the general policies, and recommend specific actions 
for carrying out those policies. 


While it would be desirable to fully implement each of the recommended 
policies and programs, it is recognized that unlimited resources to that 
end are not available. To aid in determining priorities for the 
allocation of resources in the community, the policies and programs 
listed below are listed in their general order of importance to 
achieving the goal of the Element. 


GOAL S-14: To ensure that the City's residents are free from excessive 
noise and abusive sounds. Primary emphasis should be placed on 
protecting the general public from noise levels which may be hazardous 
to hearing. Secondary emphasis should be the minimization of noise 
induced stress, annoyance, and activity interference. 


POLICY S-24: and use noise compatibility standards for general 
planning and zoning purposes should be established. 


Program S-49: The noise compatibility standards should be adopted 
for use in identifying potential noise problem areas, and in 
reviewing Environmental Impact Reports. 


Program S-50: Specific noise levels and regulations should be set 
for various land uses in the Zoning Ordinance. 


POLICY S-25: The City should provide for the identification and 
evaluation of potential noise problem areas. 


Program $-51: Using noise compatibility standards, existing land 
uses should be reviewed to identify potential noise problems. 


Proaram S-52: Site analysis of potential noise problem areas 
should be required prior to development. 


Program S-53: The City should recommend that the State and County 
establish an ongoing noise monitoring program to identify and 
evaluate noise levels in the City. 


POLICY S-26: Existing and potential incompatible noise levels in 
problem areas should be reduced through land use strategies, 
building and subdivision code enforcement and other administrative 

- means. 


Program S-54: Development of noise sensitive uses in incompatible 


noise impacted areas close to major noise sources should be 
discouraged. 
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Program S-55: All existing noise control regulations,* including 
building and subdivision laws should continue to be strictly 
enforced. 


Proaram S-56: For future development in noise impacted areas, the 
City should require that adequate site planning and insulation 


measures are taken to reduce noise to the established levels. 


Program S-57: For existing developments in noise impacted areas, 
the City should encourage that adequate site planning and 
insulation measures be taken to reduce noise to the established 
levels. 


Program S-58: Noise levels in problem areas should be reduced 
through the use of noise berms and vegetative screening. 


POLICY S-27: Existing and potential incompatible noise levels in 
problem areas should be reduced through operational or source 
controls where the City has responsibility for such controls. 


Program S-59: The City should locate routes for use by heavy 
traffic away from noise sensitive land uses. 


Program S-60: Southern Pacific Transportation Company should be 
encouraged to control its operations to reduce noise impacts on the 
community. 


Program S-61: Abatement of noise by stationary sources should be 
required in areas of excessive noise emissions. 


Program S-62: The City should make existing information available 
to familiarize residents of Pismo Beach with the Noise Element and 
noise problems in general. Special attention should be paid to 
those people now residing or working in noise problem areas. 


Program S-63: The City should consult with developers and builders 
during the permit application process regarding potential noise 
problems to reduce noise levels in new and existing developments. 


Program S$-64: Noise information for both the general public and 
those with technical backgrounds involved in noise controls should 
be maintained in conjunction with the information at the County 
Noise Information Library. 


POLICY S-28: The City should continue to coordinate with the noise 
control activities of other responsible jurisdictions. 


Program S-65: The City should encourage CalTrans and the County 


Engineer to incorporate noise reduction methods in new and existing 
road construction. 
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Program S-66: Noise monitoring activities should be coordinated 
with those of the County and CalTrans. 


Program S-67: The development and use of a_ uniform noise 
svat uation Scheme at all levels of government should continue to be 
encouraged. 


POLICY $-29: The City should periodically review and revise the Noise 
Element. 


Program S-68: The Noise Element should be reviewed at least every 
two years and should be comprehensively revised every five years or 
whenever major changes in the noise environment occur. 


Program S-69: Upon adoption of the Noise Element, a review 
committee should be established to oversee its jmplementation and 
to report to the City Council on implementation progress. This 
committee should be composed of representatives from the Planning 
Department, the City Engineer, and the general public. 


Program S-70: The noise element should be reviewed when revisions 
or preparation of the following General Plan elements occur, 
including Land Use Element, Circulation Element, and Housing 
Element. 
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6. AIR QUALITY 


a. Introduction 


The purpose of the air quality section is to address the issue of air 
quality and in so doing conform to guidelines of the Coastal Act and 
General Plan Guidelines. The Federal Clean Air Act of 1970 established 
policies state and local governments must follow to meet air quality 
standards and programs. Under the law, each state is required to 
prepare a State Implementation Plan which includes the state's air 
quality planning and regulatory programs. The plans must demonstrate 
policies to reach attainment of the National Ambient Air Quality 
Standards, as determined by the Environmental Protection Agency. Each 
county is also required to establish an Air Pollution Control District 
(APCD). The APCD is given power to control air pollution from 
stationary sources. 


b. Air Quality Maintenance Plan 


The City of Pismo Beach, along with other incorporated areas in the 
county, has worked in conjunction with the County APCD in the 
implementation of the Air Quality Attainment and Maintenance Plan 
(AQAMP), see Appendix. 


The AQAMP addresses four types of control measures: stationary, 
transportation, land use and energy. The control of land uses with 
regard to air quality are implementable by incorporation of the AQMP 
policies and procedures into the City General Plan. The maintenance of 
air quality also is addressed in the Coastal Act of 1976. Two policies 
relating to air quality are contained in section 30253.3 of the Coastal 
Act, which states that new developments shall: 


_..be consistent with requirements imposed by an air pollution 
control district or the state air resources control board as to 
each particular development. 


Also, section 30253.4 states that new development shall: 
_..minimize energy consumption and vehicle miles travelled. 


The City of Pismo Beach, by implementing the AQAMP prepared by the 
County of San Luis Obispo, will adopt and implement goals, policies and 
programs within the City limits and coastal zone to reflect their 
concern for air quality. 


Since Pismo Beach relies heavily on tourist trade, consideration of the 
effect of increased traffic from visitors should be understood. An 
increase in visitor serving facilities, e.g., campgrounds, motels or 
other tourist oriented facilities contribute substantially to air 
pollution levels. Therefore, alternative means of travel should be 
encouraged, such as walking, bicycles and mass transit (see Circulation 
Element). 
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In order to maintain air quality in the future, the effect of growth and 
development must be considered. The impact of future development and 
growth on air quality should become an integral part of the development 
review process. Singular effects, as well as cumulative effects on air 
quality must be considered. 


The air basin's holding capacity must be determined, and growth must be 
consistent with the holding capacity of the air basin so that air 
quality is not significantly reduced. Allowable growth rates should be 
reasonable to correspond with the maintenance of air quality standards. 
An additional consideration to be made by the City is to encourage a 
greater mixture of land uses. Compatible residential, commercial and 
industrial development types should be encouraged in all communities in 
order to facilitate a reduction in home-to-work and other travel. 
Through the balance of housing, jobs and commercial services, 4 
reduction in the number and length of trips required for normal 
activities may be achieved, thus reducing the amount of automobile 
travel. 


More compact development should also be encouraged through the use of 
urban service commitments as incentives for compact infill and expansion 
of urbanizing areas. New development should only be extended to those 
locations with existing or committed services. 


The City has also incorporated policies reflecting the consideration of 
air quality into other sections of the General Plan. The following 
section summarizes the goals, policies and programs of the Air Quality 
section. 


(ee Goals, Policies and Programs 


GOAL AQ-1: To reduce future dependency on automobile travel by means of 
Tocal and regional policies on land use and urban services. 


GOAL AQ-2: To maintain air quality within the federal standard by 
managing the location, timing and quantity of growth. 


POLICY aucl. The City will conform to and implement the County's Air 
Quality Attainment and Maintenance Plan (see the Appendix). 


Program AQ-1: The City will follow the Planning and Growth Element 
Ta enenatier Schedule as stated in Table IV of the County AQAMP , 
which is contained in the Appendix. 


Program AQ-2: The appropriate implementation measures given in 


Table IV of the County AQAMP (see Appendix) shall be incorporated 
into the City's Land Use Plan as required. 
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B. NATURAL RESOURCES CHARACTERISTICS 
1. INTRODUCTION: 


This chapter of the General Plan summarizes the Natural Resources of the 
City, and addresses environmental issues relating to land use, 
conservation and open space as required under section 65302 of the 
Government Code. In addition, the Coastal Act sections summarized on 
Table EN-13 contain regulations relating to natural resource 
preservation. 


The Natural Resources Chapter is divided into five sections. The first 
section is the Introduction. The second section is a summary of the 
natural resource base of Pismo Beach. The ecological zones within the 
City limits are briefly described. The third section is a more detailed 
evaluation of the major natural resource habitat areas which are 
potentially sensitive to disturbance from community development; these 
are the Pismo Marsh, Pismo Creek, the shoreline, portions of the Coastal 
Foothills (within the Oak Park Heights Planning Area and Freeway 
Foothills Planning Area) and Butterfly Habitat Areas. They were 
selected for specific review because of one or more characteristic 
unique plant habitats or rare and/or endangered habitats, rare and/or 
endangered species, wetlands, intertidal areas, sensitivity to 
disturbance from man and man-related activities and isolated habitats. 
These are also areas which have scenic, recreational and educational 
value, direct or indirect economic value and have an overall cumulative 
value to Pismo Beach. The fourth section contains the Designated 
Significant Natural Resource Areas summary which is based on the review 
and analysis of the previous sections. These designated areas are shown 
on Figure EN-11. The fifth section contains the goals, policies and 
programs relative to overall natural resources and the designated 
natural resource areas. 


2. NATURAL RESOURCE BASE OF PISMO BEACH 


Natural resources generally fall into two broad classes: NON-RENEWABLE 
and RENEWABLE. Non-renewable resources are stock resources and are 
consumed when used, e.g., petroleum, coal, stone, clay, gravel, sand, 
soil, etc. Renewable or "f]ow" resources are any resources that can be 
replaced, e.g., plant and animal species, scenic resources, solar 
radiation, tides, winds, etc. The designation "Renewable" can be 
misleading because most renewable resources can only be replaced at 
extremely high costs. Table EN-14 describes these two general classes 
in more detail. 
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These two classes provide a framework for further delineation of natural 
resources. An additional classification essential to understanding the 
City's natural resources is to discuss the physical setting of the Pismo 
Beach area by the four distinct ecological zones: TERRESTRIAL, MARSH, 
INTERTIDAL and SUBTIDAL zones. Each of these zones contains various 
plant and animal (biotic) communities and each community is 
characterized by various "indicator" species. The location of 
communities within each zone is dependent on various environmental 
factors such as water, soils, solar orientation, etc. 


The following discussion describes each of the four ecological zones in 
general and the biotic communities within each zone. The reader should 
refer to the Glossary of terms in the Appendix and the Biotic and Human 
Communities, Figure EN-12, for ease in understanding this discussion. 
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TABLE EN-13 
COASTAL ACT POLICIES 


30230. Marine resources shall be maintained, enhanced, and, where 
feasible, restored. Special protection shall be given to areas and 
species of special biological or economic significance. Uses of the 
marine environment shall be carried out in a manner that will sustain 
the biological productivity of coastal waters and that will maintain 
healthy populations of all species or marine organisms adequate for 
long-term commercial, recreational, scientific and educational purposes. 


30231. The biological productivity and the quality of coastal waters, 
streams, wetlands, estuaries and lakes appropriate to maintain optimum 
populations of marine organisms and for the protection of human health 
shall be maintained and, where feasible restored through, among other 
means, minimizing adverse effects of waste water discharges and 
entertainment, controlling runoff, preventing depletion of ground water 
supplies and substantial interference with surface waterflow, 
encouraging waste water reclamation, maintaining natural vegetation 
buffer areas that protect riparian habitats and minimizing alteration of 
natural streams. 


30233. (a) The diking, filling, or dredging of open coastal waters, 
wetlands, estuaries and lakes shall be permitted in accordance with 
other applicable provisions of this division, where there is no feasible 
less environmentally damaging alternative, and where feasible, 
mitigation measures have been provided to minimize adverse environmental 
effects, and shall be limited to the following: 


1. New or expanded port, energy and coastal-dependent industrial 
facilities, including commercial fishing facilities; 

2. Maintaining existing, or restoring previously dredged, depths in 
existing navigational channels, turning basins, vessel berthing and 
mooring areas, and boat launching ramps; 

3s In wetland areas only, entrance channels for new or expanded 
boating facilities; and in degraded wetland, identified by the 
Department of Fish and Game pursuant to subdivision (b) of Section 
30411, for boating facilities if, in conjunction with such boating 
facilities, a substantial portion of the degraded wetland is 
restored and maintained as a biologically productive wetland, 
provided, however, that in no event shall the size of the wetland 
area used for such boating facility, including berthing space, 
turning basins, necessary navigation channels, and any necessary 
support service facilities, be greater than twenty-five percent 
(25%) of the total wetland area to be restored; 

4. In open coastal waters, other than wetlands, including streams, 
estuaries, and lakes, new or expanded boating facilities; 
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ie Incidental public service purposes, including but not limited to, 
burying cables and pipes or inspection of piers and maintenance of 
existing intake and outfall lines; 


6. Mineral extraction, including sand for restoring beaches, except in 
environmentally sensitive area; 

7. Restoration purposes; 

8. Nature study, aquaculture, or similar resource-dependent 
activities. 


(b) Dredging and spoils disposal shall be planned and carried out 
to avoid significant disruption to marine and wildlife habitats and 
water circulation. Dredge spoils suitable for beach replenishment 
should be transported for such purposes to appropriate beaches or into 
suitable longshore current systems. 


(c) In addition to the other provisions of this section, diking, 
filling, or dredging in existing estuaries and wetlands shall maintain 
or enhance the functional capacity of the wetland or estuary. Any 
alteration of coastal wetlands identified by the Department of Fish and 
Game, including but not limited to the 19 coastal wetlands identified in 
its report entitled "Acquisition Properties for the Coastal Wetlands of 
California" shall be limited to very minor incidental public facilities, 
restorative measures, nature study, commercial fishing facilities in 
Bodega Bay, and development in already developed parts of South San 
Diego Bay, if otherwise in accordance with this division. 


30236. Channelizations, dams or other substantial alterations of rivers 
and streams shall incorporate the best mitigation measures feasible, and 
be limited to (1) necessary water supply projects, (2) flood control 
projects where no other method for protecting existing structures in the 
flood plan is feasible and where such protection is necessary for public 
safety or to protect existing development, or (3) developments where the 
primary function is the improvement of fish and wildlife habitat. 


30240. (a) Environmentally sensitive habitat areas shall be 
protected against any significant disruption of habitat values, and only 
uses dependent on such resources shall be allowed within such areas. 


(b) Development in areas adjacent to environmentally 
sensitive habitat areas, parks and recreation areas shall be sited and 
designed to prevent impacts which would significantly degrade such 
areas, and shall be compatible with the continuance of such habitat 
areas. 
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TABLE EN-14 
RESOURCE CLASSES 


I. NON-RENEWABLE RESOURCES 


ies 


Stock not significantly affected by natural deterioration: in 
situ metal ores; coal; stones; clay. 


Stock significantly affected by natural deterioration: 
refined metals subject to oxidation; oi] and gas in cases of 
seepage and blowoff; plant nutrients subject to leaching; 
radioactive substances in process of nuclear disintegration; 
surface water reservoirs subject to evaporation. 


II. RENEWABLE RESOURCES 


te 


Flow not significantly affected by human action; solar and 
other cosmic radiation; tides, winds. 


Flow significantly affected by human action. 


a. Reversibility of a decrease in flow not characterized by 
a critical zone; precipitation; special locations that 
form the basis of site value; services from a species of 
durable producer or consumer goods. 


b. Reversibility of a decrease in flow characterized by a 
critical zone; animal and_ plant species; scenic 
resources; storage capacity of groundwater basins. 


SOURCE: Ciriacy-Wantrup, S.V. Resource Conservation Economics and 
Policy, Berkeley University of California Press, 1968 (Third 
Edition). 
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a. Terrestrial Zone 


In general, this zone includes all land from the top of the Pismo Hills 
to the tops of the cliffs in the shoreline area (see Figure EN-12). 
This zone is subjected to diverse impact from man's activities of 
urbanization, commercial, agricultural and recreational uses. 


Terrestrian communities of the Pismo Beach area can be divided into six 
categories of floral and faunal communities. These groupings are for 
reference and understanding and the lines between them are not distinct. 
In fact, there is considerable integration and mixing between 
communities. 


The following community classification was developed by Robert F. Hoover 
for flora and fauna of San Luis Obispo County (Hoover, 1970, pp. 10 - 


12). A detailed list of representative species of these communities can 
be found in the Appendix. 


Beach Dune Community: Most extensively developed from Pismo Beach to 
the mouth of the Santa Maria River. This community composes much of the 
seaward side of the familiar dune areas of the South County. Within the 


study area it is located south of the mouth of Pismo Creek. Cakile 
Maritima (Sea Rocket) is a common species. 


Riparian Woodland: Represented by vegetation along the banks of Pismo 
Creek upstream from its mouth. Much of the native vegetation in this 


community has been destroyed by human impact. Deciduous trees are 
common in this community including Salix Lasiolepis (Arroyo Willow) 
along with a host of fauna. In San Luis Obispo County this is the only 
community in which deciduous trees are well represented. 


North Coastal Grassland: While represented on open hills and ocean 
bluffs from Cambria northward, native vegetal types in the Pismo Beach 
area have been largely destroyed by urbanization. The original 
perennial bunchgrass species are now mostly replaced by introduced 
annual species. Other introduced species have also established 
themselves in this community. This community once occupied the greater 
portion of the study area, including Sunset Palisades, Spyglass-St. 
Andrews, Dinosaur Caves, Freeway-Foothills, Pismo Hills, Pismo Heights 
and Oak Park Heights. 


The open areas where this community once flourished are now largely used 
for pasture land. A common species of this community is mustard which 
articulates the Pismo Hills so nicely in the spring. 


Northern Coastal Scrub: Best represented from Cambria northward, 
although several of the associated species extend considerably farther 
south. Where the shrubs are more widely spaced, this community merges 
very gradually into North Coastal Grassland. This community is fairly 
well represented on Ontario Hill and the Pismo Hills. Poison oak (Rhus 
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diversiluba), Monkey flower (Diplacus aurantiatus), Coyote bush 
(Baccharis pilularis), California sage (Artemesia californica), Scrub 
jay (Apaheloconia coerulescens), and Brush rabbit (Sylilagus bachmani) , 


are common flora and fauna. 


Coastal Sand-plains and Stabilized Dunes: Located just inland from the 
Beach-Dune community and not sharply distinguished from it was? many 
species thrive on both stabilized and shifting sand. Urban development 
in the downtown portion of the study area has almost completely 
destroyed this community. Remnant species can still be found in the 
less heavily developed portions in the southwestern part of the study 


area including Buckwheat (Eriogomum arvifolium), Lupin (Lupinus 
chamissonis) and Valley Quail (Lophortyx californicus). 


Evergreen Forest: Within the study area, this community is 
distinguished by varieties of Coast Live Oak (Quercus agrifolia), and 
might more appropriately be called Live Oak Forest. Where these oaks 


grow further apart, there is a gradual transition to scrub or grassland 
communities. 


b. Marsh Zone 


Marsh communities are represented in two portions of the study area: 
(1) Pismo Marsh and (2) the mouth of Pismo Creek. While there are 
actually two possible types of marsh communities (freshwater marsh and 
coastal salt marsh), it appears that both occurrences in Pismo Creek 
have been identified as major natural resource areas and will be 


discussed separately. 


‘oe Intertidal Zone 


The intertidal zone of the study area corresponds to one of the several 
classifications of shore habitats specifically designated as "Protected 
Outer @ Coasts: In the Pismo Beach area this classification is 
characterized generally by semi-sheltered coast and open bays where the 
force of the surf is somewhat dissipated before it can crush the more 
delicate life forms (Ricketts and Calvin , 1960, Pp. 6). More 
specifically, the PROTECTED OUTER COAST can be subdivided further into 
four (4) somewhat distinct zones by the factor of tidal exposure as 
follows (Ricketts & Calvin, 1960, Deb! 


Zone 1: Uppermost beach (Splash Zone): from the highest reach of spray 
and storm waves to about the mean of all high tides. The uppermost 


rocky beach is wetted in its upper reaches by waves and spray only and 
in its lower part by high tides only. 


Zone 2: High tide region or upper horizon: from mean high water to 
about the mean flood of the higher of the two daily lows, a bit below 
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mean sea level. This is the home of barnacles and other animals 
accustomed to tolerating more air than water. 


Zone 3: Mid-tide region or middle horizon: from about mean higher low 
water to mean lower low water--the zero of the tide tables. This zone 
is typically covered and uncovered twice each day. The animals found 
here have accustomed themselves to, and often require the rhythm of the 
tides. 


Jone 4:  Low-tide region or lower horizon: normally uncovered by 
Tninus™ tides only. This zone 1s available during only a few hours in 
each month, and is populated by animals working up as far as possible 
from deep water. Most of them remain in this zone, foregoing the 
advantages of the less crowded conditions higher up, because they are 
unable to stand more than the minimum of exposure to incident minus 
tides. These areas have been identified as having significant resource 
values and are discussed separately. 


a Subtidal Zone 


In the Palisades Planning Area,the City's jurisdictional limit along the 
coastline is defined by the average between high-high and low-low tide 
lines and therefore includes nearly the entire Intertidal Zone. 
Although the Subtidal Zone in the north area of the City is beyond 
jurisdiction from a legal standpoint, the City nevertheless has an 
indirect responsibility for its activities which affect the natural 
resources of that area. The Shoreline Resource Area discussed in more 
detail the intertidal and Subtidal characteristics. 


e. Ecosystems 


An ecosystem is an interacting assemblage of plants and animals and 
their environment. There are, within the City limits of Pismo Beach, 
certain fragile ecosystems. One such area, Pismo Marsh, is very 
productive. The presence of such an = area requires careful 
consideration. If the existing ecological integrity of then Citysor 
Pismo Beach is to be maintained, then such biologically productive areas 
should be protected from significant alterations. 


3. CRITICAL NATURAL RESOURCE AREAS 

Analysis of natural resources of Pismo Beach reveals five areas which 
are major natural resource areas which should be reviewed in terms of 
requiring measures for conservation and possible preservation. These 


age: 


a. Pismo Marsh Area 
be Pismo Creek Area 
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c. Coastal Foothills 
d. Shoreline Area (including State Park area) 
e. Butterfly Habitat. 


These areas have been chosen for the following reasons: 


Sensitivity to disturbance; 

Scenic, recreational, and educational value; 
Direct or indirect economic value; 

Ecologic value; and 

Overall cumulative value to Pismo Beach. 


onaAaan»ao fm 


There are other natural resource areas which are important to Pismo 
Beach, but they are not as critical for natural resource preservation as 
the five areas listed above. Furthermore, even these critical areas 
will be difficult to maintain unless comprehensive conservation policies 
and practices are adopted and implemented for the entire study area. 


a. Pismo Marsh (Pismo Lake Ecological Preserve) And Meadow Creek 


DESCRIPTION 


Pismo Marsh lies entirely within the Pismo Beach City Limits. The marsh 
is under the ownership and management of the California Department of 
Fish and Game as the Pismo Lake Ecological Preserve. The marsh wetlands 
area, which is under State ownership, encompasses 22 hectares (54 
acres). The preserve is surrounded entirely by privately owned land 
within both Pismo Beach and Grover City Limits. The preserve adjoins 
the Southern Pacific Railroad right-of-way on the western boundary and 
js bisected by Fourth Avenue near the eastern edge of the parcel. 
Meadow Creek, with a 1,538 hectares (3,800 acres) of drainage is the 
primary source of water for the wetland. Elevation on the preserve 
ranges from near sea level to approximately 10 meters (32 feet). 


The marsh is not a natural marsh but it is a result of natural and man 
caused alterations. The earliest recorded survey maps (dated February 
and March, 1886, contained in the Appendix), show the Pismo Meadow Creek 
drainage and Pismo Creek. The lake configuration has changed over the 
years as the Pismo Creek course was both naturally changed and altered 
by man. Pismo Creek no longer drains to the marsh but has been 
channelized and drains to the ocean. Meadow Creek drainage over the 
years has also been altered and now is the major drainage to the marsh. 


There are several good sources of biotic data regarding Pismo Marsh and 
Meadow Creek, which have been prepared by Cal Poly and the California 
Department of Fish and Game. They are "The Natural Resources of the 
Nipomo Dunes and Wetlands", dated June 1976, and the "Resource 
Protection Zone Proposal for Pismo Lake Ecological Preserve, San Luis 
Obispo County, California" dated December, 1978. Excerpts of these 
reports plus species lists are found in the Appendix. 
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Pismo Marsh is primarily a fresh water marsh, with associated riparian 
habitat along the southern and southeastern borders. Common marsh 


plants are tule (Scirpus s .), cattail (Typha latifolia), saltgrass 
(Distichlis spicata) and willow (Salix s ae The dominant riparian 
plant species 7s willow. Bluegum (Eucalyptus lobulus), an introduced 
exotic, is found in a dense stand near the southwest corner of the 
reserve. On the northeastern portion is an upland area characterized as 
grassland with scattered coyote bush (Baccharis jlularis). Coast live 
oak (Quercus agrifolia) is found at several locations adjacent to the 
south boundary of the reserve. In addition, an unusual area of salt 
marsh vegetation is located at the southwest portion of the reserve; the 
source of the salt water is not known. However, the salt marsh could be 
the result of "salt sinks" which developed as a result of sedimentation 
caused by run-off from nearby development. Species in the salt water 
marsh include perennial pickleweed, frankenia salt grass and other salt 


water indicators (Nakata. 1974). Figure EN-12 shows the marsh 
vegetative communities. 


The diverse plant communities provide excellent habitat for a wide range 
of wildlife species. The California Department of Fish and Game has 
estimated that as many as 59 species of birds, 24 species of mammals and 
4 species of reptiles and amphibians may be fcund in the relatively 
undisturbed lake habitats (see Appendix for species lists). While 
none of the animal species identified in areas adjacent to the marsh are 
known to be rare or endangered, several are unusual and are not commonly 
seen so near urban areas. These include birds such as_ the 
red-shouldered hawk, Cooper's hawk and turkey vulture, the great egret, 
the snowy egret, the great blue heron and a variety of ducks and geese. 
Among the many mammals found in the area are the opossum, racoon and 
beaver. The only species of fish known to occupy the open water of the 
marsh is the mosquito fish, introduced to control mosquitos. 


Although the Pismo Marsh is not a natural marsh but is to some extent 
man made, the Pismo Lake Ecological Preserve still is an extremely 
valuable natural resource for several reasons. Because over two-thirds 
of the original coastal wetland areas of California have been destroyed 
or degraded (Browning, 1977), the remaining areas play an extremely 
important role as habitat for a wide variety of depended wildlife. 
Pismo Marsh serves as a vital link in the Pacific Flyway used by 
numerous species of migratory water-associated birds. And, because of 
the above, plus the presence of some rare species of plants, the 
encroaching development on all sides, and the diversity of the 
ecosystem, the Pismo Marsh is considered a sensitive habitat area. 


The California Department of Fish and Game prepared a _ preliminary 
management plan for the marsh in 1977. The plan emphasizes enhancement 
of coastal wetland resources, primarily for water-associated and upland 
wildlife. The management plan for the Pismo Lake Reserve is included in 
the Appendix. Specific programs of the plan include an engineering 
study to determine the feasibility of maintaining a slight water current 
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throughout the marsh, creation of more open water toward the center of 
the marsh to increase wildlife value, development of water control 
structures to manipulate water level and encourage water circulation. 
Potential mosquito problems may be prevented if adequate water 
circulation is maintained in the wetland. No specific plans currently 
exist by the Department for improving access to the reserve, although 
several alternatives are under consideration. 


The Pismo Lake Ecological Reserve management plan has no authority over 
lands adjacent to the reserve. Both in Pismo Beach and Grover City 
development is occurring nearby and contiguous to the marsh. The result 
is direct impacts to the marsh caused by increased runoff, erosion, 
sedimentation, and disturbance to habitat areas caused by motorcycles, 
dogs and other human activities. The most damaging to the reserve is 
the increase of sedimentation which decreases open water areas and 
circulation necessary to support marsh vegetation and migratory birds 
(see Coastal Hazards Section of General Plan). Light development, such 
as residential development proposed for Oak Park Heights and Oak Park 
Acres in Arroyo Grande and which exists along the marsh boundary in 
Grover City, results in approximately 16 tons per acre of eroded 
sediment annually as compared to less than one-fifth of a ton per acre 
of eroded sediment annually from undisturbed land (source). Commercial 
development, such as that which lies on the marsh edge in Pismo Beach 
can produce considerably more sediment annually. Pesticides and other 
toxic substances, nutrient Jaden agricultural run-off and urban 
wastewater may constitute problems in maintaining water and overall] 
wildlife quality habitat. These conflicts have provided the impetus for 
the California Department of Fish and Game to exercise its right under 
the Coastal Act of 1976 to propose a Resource Protection Zone (RPZ) for 
the Pismo Lake Ecological Reserve. The RPZ concept was deleted by the 
State Coastal Commission due to problems of manageability. The concepts 
of the RPZ however, are valid and have been taken into consideration. 
(See Designated Significant Natural Resource Areas Section and the 
Appendix). 


That portion of Meadow Creek in the City Limits is almost entirely 
located within the Preserve. A small portion of the creek in the area 
of State Highway 1 is located outside the preserve but within either Cal 
Trans right-of-ways or within the Pismo State Park. The creek leaves 
the City limits at the State Park and enters Grover City. The Grover 
City Local Coastal Plan contains a description of the creek in this 
area. Generally the creek habitat is similar to that described for the 
portions of the creek within Pismo Marsh. 


b. Pismo Creek 
DESCRIPTION 


Pismo Creek is 5.5 miles in length and lies within both the City of 
Pismo Beach and the County of San Luis Obispo. East Corral de Piedra 
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and West Corral de Piedra are the head waters of the creek, which 
originates near the Community of Edna in the San Luis Valley and flows 
ijn a southerly direction. It enters the City limits via Price Canyon, 
bisects the City and empties into the ocean south of the downtown area 
of the City. The creek is mostly under private ownership with a smal | 
portion in City ownership. 


The upper reaches of the creek located in San Luis Valley, are mostly 
exposed to sunlight. The channel is approximately 5 feet deep and 10°to 
12 feet wide. The bottom is generally gravel and sand-silt with some 
boulders in the slow moving portions of the stream (site one test area). 
Through Price Canyon, the stream bed is well shaded by sycamores, oaks, 
willows, nettles and poison hemlock. Near the Signal Oil Fields the 
gravel is black, possibly caused from oi] seepage or oil being drained 
into the creek (reported in 1972). 


The course of Pismo Creek within the city limits has been altered as 
part of railroad and freeway construction. Throughout the years the 
creek channel also has been altered by storm flows and drainage control. 
The creek, when originally surveyed in 1884 and 1886, drained into the 
Pismo Marsh area and then left the marsh and drained southwards along 
the coastline where it joined Arroyo Grande Creek and emptied into the 
ocean. The 1884 and 1886 survey map is contained in the Appendix. 


Some vegetation, primarily willows, has been cut back along the creek 
from the area of the City's sewage treatment plant to the U.S. Highway 
101 overcrossing. This section has been graded from the south bank, 
west of U.S. Highway 101 crossing, to the mouth of the creek. This 
section has not exposed gravel due to mud and silt that has been 
deposited from upstream. 


South of the U.S. 101 crossing to the mouth of the stream, the channel 
has been altered by flood damage in 1969, 1973 and 1978. The southern 
bank has been improved with a high levee to prevent flooding of a 
recreational vehicle park. No restoration of the north bank has 
occurred. 


Price Canyon, where the creek enters the City, has very steep hillsides 
of chaparral and oakwoodland forest and slopes down to a lush growth of 
vegetation growing along the edges of Pismo Creek. 


The Southern Pacific Railroad track enters Price Canyon from San Luis 
Valley and crosses Pismo Creek three times on its way to the Pacific 
Ocean. At each crossing, the banks of Pismo Creek have been cleared of 
vegetation and stabilized with boulders and rubble to support a bridge. 
The Southern Pacific Railroad track first crosses Pismo Creek 92 meters 
southwest of the junction of East Corral de Piedra and West Corral de 
Piedra Creeks. A large cement bridge has been constructed over the 
creek to support the crossing of the train. At the southern downstream 
base of the bridge, a four-step fish ladder has been constructed. Pismo 
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Creek flows under the bridge, down the fish ladder, and into a pool 
(approximately 2.2 meters deep) before it continues its flow toward 
Pismo Beach. 


As Pismo Creek leaves Price Canyon it is crossed by U.S. Highway 101, 
and then travels to the Cypress Street Bridge and to the Pacific Ocean. 
Neither the railroad crossings in the City nor the U.S. Highway 101 
over-crossings interfere with stream flow. 


At high tide, salt water flows into Pismo Creek for nearly 0.8 
kilometers upstream. During low tide, a sand bar separates the mouth of 
Pismo Creek from the ocean and the water within the estuary at the mouth 
of the creek remains in a brackish condition. Periodically the sand bar 
is opened to allow flow into the creek. 


Habitat Value: Several fish surveys have been taken along the entire 
Tength of Pismo Beach in 1975. The surveys are described in the 
Appendix. To summarize these surveys, the majority of the creek 
contains fish species found in both marine and fresh water habitats. 
Ten fish species were sighted in the creek and included rainbow trout, 
speckled dace, prickly scuplin, threespined stickleback and brown 
bullhead. The tidewater goby, starry flounder, jacksmelt, and white 
surfperch (essentially all marine fishes) were found to inhabit the 
estuary at the mouth of Pismo Creek. The tidewater goby and starry 
flounder have been observed in fresh water, but they prefer the shallow 
waters of the Pacific Coast. The jacksmelt and white surfperch inhabit 
the coastal waters, typically in depths up to 45 meters. Large mouth 
bass and rippled scuplin were observed in the creek in 1974. The 
steelhead trout is an endangered species which has been observed in the 
past in Pismo Creek. The gravel creek bottom characteristics are ideal 
as steelhead nurserygrounds. With the City limits further investigation 
of the estuary should be conducted to determine if steelhead are still 
using the creek. 


No wildlife other than waterfowl has been observed in the area of the 
Creek, probably due to the population concentration along the banks. 
East of U.S. Highway 101, however, wildlife is comprised of deer, 
raccoons, opossums, rodents, reptiles and amphibians. The Creek estuary 
is used by migrating waterfowl and resident seabirds, although a species 
list has not been compiled. 


Vegetation present along the creek banks include the following: 

Horsetail (Equisetum spp.), Bermuda Grass (Cynodon dactylon), Poison 
Hemlock (Conium maculatum), Water Cress (Nasturtium officinale), 
Duckweek (Lemna sp.), Poison Oak (Rhus diversiloba), Ice PTant 
(Mesembryanthemum sp.), Dock (Rumex Spp.), Willow (Salix spp.), 
Smartweed (Polygonum spp.), California Bulrush (Scirpus californicus), 
Nightshade (Solanum nigrum) , (Salicornia), and Cat-Tail (Typha sp.). 


According to the State Department of Fish and Game, "Pismo Creek does 
not appear to be of any major importance from a fishery standpoint". 
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Lack of pools and low flows add to this state (stream survey Pismo Creek 
September 1972). However, riparian habitat and estuary conditions 
present make the creek valuable in terms of wildlife habitat. No rare 
or endangered species have been observed or documented with the 
exception of steelhead trout. 


Since much of the creek is under private ownership, it is subject to 
intense development pressure. The creek channel has altered its course 
since the area was first subdivided. Consequently, what was once solid 
ground has been eroded by the original creek course during storms and 
floods. Property owners have found that part of their property now lies 
underwater. Because of its location adjacent to both the creek and near 
the ocean, its value has increased tremendously and it is very 
attractive for development. 


Existing development along Pismo Creek banks is subject to flooding 
during severe storms and owners have sought to protect their property 
from inundation. The result has been berming and flood control 
improvements and some channelization along the creek banks by both 
private property owners and the City. Impact to the creek as a result 
have been loss of habitat, pollution and siltation. 


(oe Coastal Foothills 
DESCRIPTION 


The City has two major coastal foothill areas, both of which are 
proposed for development. Oak Park Heights planning area is located 
primarily outside the Coastal Zone but drains into the sensitive Pismo 
Marsh Habitat. The north coastal foothills encompass City and County 
property and lie entirely within the Coastal Zone. The City has a 
hillside ordinance which prohibits grading on 30 percent or greater 
slopes, except on existing subdivided lots. 


Four major wildlife habitats occur in the Coastal area and are ranked 
according to total area covered, as follows: 


1. Heavily grazed open lands; 
2. Oak woodlands; 

3, Riparian (stream side); 

4. Chaparral (coastal scrub). 


No rare or endangered species were identified in the foothills areas in 
those areas surveyed within the City Limits. 


Oak Park Heights Area: The undeveloped portion of the area consists of 
open lands with Tittle natural cover for wildlife. At present, the 
jmpact of heavy grazing pressure is evident. Several areas show marked 
erosion. The chaparral "islands" of native vegetation in the center of 
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the site are located in depressions with difficult access for cattle. 
These areas provide vital wildlife habitat for nest sites, cover and 
shelter. The riparian habitat of the southeastern portion is 
particularly sensitive. Not only is the area lacking in undergrowth but 
considerable physical damage in oak woodlands related to the impact of 
cattle grazing can be observed. 


Several portions of the planning area are particularly sensitive to 
disturbance and are of major importance to wildlife. The most sensitive 
area appears to be the drainage basin in the eastern portion. These 
open lands, oak woodlands and riparian areas form a habitat complex 
highly favorable to wildlife. This area affords high habitat diversity, 
protective cover, tempered weather conditions and suitable nursery 
places. In addition, inappropriate development of this area may have an 
adverse impact upon downstream habitats such as Pismo Marsh. The area 
forms a natural unit and should be maintained as a low impact open area. 


Freeway Foothills: The open field community predominates in the western 


portion of the planning area roughly below the 175-200 foot elevation. 
Small Grassland areas contain introduced annual species which play a 
critical role in controlling soil erosion. Scattered shrubs which occur 
in dense patches throughout the flatter field include California sage 
brush, coyote brush and hazardia. Open land species of wildlife include 
meadow larks, ground squirrels, turkey vultures and gophers (Bowker, 
1978). Relatively dense, small patches of chaparral are scattered over 
the grassland areas and also occur near the top of some slopes. 
Chaparral vegetation is evergreen and includes shrubs similar to those 
found in coastal scrub communities. Wildlife associated with chaparra | 
vegetation is also similar to that which occurs jn coastal scrub 
communities. 
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Coastal Scrub (Coastal Sage Scrub) is found on the steep slopes and 
canyons in the eastern portion of the planning area, above the 175-200 
foot elevation. Coastal Sage brush predominates here but other species 
associated with sage brush, such as hazardia, sticky monkey flower, 
coyote brush and honeysuckle also occur. Herbaceous species associated 
with coastal scrub communities include poison hemlock, wolf mustard, 
hedge-nettle and others. The steeper slopes and canyons provide 
excellent habitats for a variety of wildlife species. 


Coast live oak occur in steeper canyon areas which retain moisture and 
have provided protection from grazing activities. Most of the oak 
woodland in the area occurs to the east on higher, steeper slopes. 
Wildlife associated with coast live oak woodland include a variety of 
rodents and other animals such as the owl, hawk, raccoon, fox, weasel, 
opossum and deer. 


Construction activities and increased human activity in the Coastal 
Foothill] areas will result in the displacement or disturbance of 
vegetation and associated wildlife, particularly in more buildable, 
level portions of the properties which are predominanrly in disturbed 
grassland. Displacement of grassland vegetation during construction 
would increase the land's susceptibility to erosion. Removal of the 
open grassland habitat and its replacement with ornamental vegetation 
could be indirectly associated with a change in wildlife populations 
from open field species to those found in residential areas such as 
finches, sparrows and house mice. Predatory birds and mammals that feed 
on insects and smaller mammals (e.g. hawks, owls, weasels, falcons 
foxes) would also be displaced as the numbers of their prey were 
diminished through loss of habitat. 


Development on slopes and canyons roughly above the 200 foot elevation 
would introduce human activity into a presently undisturbed area and 
would have a significant adverse impact in areas which provide excellent 
wildlife habitat at this time. 


d. Shoreline Area 
DESCRIPTION 


The shoreline is generally regarded as Pismo Beach's most vulnerable 
complex of natural resources. The shoreline is the habitat of the Pismo 
Clam, a highly regarded natural resource for recreational and commercial 
purposes. The shoreline resources are vulnerable due to the intensity 
and types of uses to which they are subjected. The shoreline is divided 
into four (4) zones: 


Southern Beach--Dune Community 

Northern Rocky Beach Communities and Drainage Swales 
Intertidal Zone 

Subtidal Zone 


PWN 
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In 1977, the Department of Navigation and Ocean Development (DNOD) 
conducted a shoreline condition survey primarily to provide communities 
with an assessment of critical shoreline erosion areas (see Coastal 
Hazards Section). In this study, the DNOD indicated graphically the 
types of shoreline communities that occur along the coast. The Pismo 
Beach shoreline communities indicated by DNOD are given on Figure EN-13. 


Southern Beach--Dune Community: The Sand dunes and beach from the 
Southern City Timits and approximately three (3) miles north are 
predominantly under the ownership of the State Department of Parks and 


Recreation. At present the beach and dunes are used for both passive 
and active recreational and educational purposes. 


Habitat Value of Dune Area: The Natural Resources of the Nipomo Dunes 
and wetlands, June 19/3, prepared by the California Department of Fish 
and Game and U.S. Fish and Wildlife Service is the most recent document 
prepared regarding the biologic characteristics of the sand dunes and 
beach habitat. According to this document the dunes in this area fall 
within the coastal strand community which is comprised mainly of beach 
and primary dunes. Plants characteristic of the coastal strand 
community are usually low growing or prostrate and often succulent. 
They must be adapted to constantly shifting sand conditions created by 
the winds, and have the ability to bind sand into small stabilized 
hillocks, usually only a few feet high. The plant species found are 
yellow sand verbena, purple sand verbena dune dandelion, ice plant 
(introduced) sea rocket, beach morning glory, beach bur and beach grass 
(introduced). The fauna of this Community is adopted mammals such as 
Heerman's Kangaroo rat, a close relative of the rare Morro Bay Kangaroo 
rat. Several rare and endangered plant species exist in portions of the 
Nipomo Dunes complex (primarily located south of Pismo Beach) but these 
have to date not been identified within the dunes in the City limits. 
The next stage in dune stabilization is represented by the coastal sage 
scrub community. The coastal sage scrub habitat is found in the area of 
the North Beach State Campground between the campground and the coastal 
strand community. Plants in the coastal sage scrub community are 
usually low growing and scrubby. Native vegetation of this type include 
California sage brush coyote brush, brush lupine and sand verbena 
(California Department of Parks and Recreation, 1975). 


This vegetation serves a variety of purposes. It stabilizes otherwise 
active dunes and reduces erosion. In addition, it provides habitat for 
a number of vireos, flycatchers, finches, sparrows and juncos. None of 
-the bird species which frequent the dunes within the City are listed as 
rare or endangered, although the least tern, an endangered species, has 
been identified in the dunes farther south. Smal] mammals including the 
Audubon cottontail rabbit and Herman's kangaroo rat are also seen in the 
coastal sage scrub community along with numerous species of smaller 
reptiles and insects. 
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dunes, houses, intermediate and old 

dunes with dense vegetative cover, FuTUne DEVELOPMENT 
marsh, lake, and highway. Timber ramps 

for beach access subject to damage 

during high wave conditions. 
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Sand bar and low active dunes across creek mouth backed by 
lagoon, marsh. and flood control channel. 
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; with sparse vegetative cover, high 
intermediate and old dunes with 
vegetative cover, marshes, and lakes. 
Dune face wave eroded with frequent 
active slides. 
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Plants of the Dune Scrub Community, although somewhat different from 
those of the coastal sage scrub, appear also on stabilized dunes. While 
found along the California coast from Sonoma County of Los Angeles 
County, this community is extensive only at Point Reyes in Marin County 
and in the Santa Maria River complex which extends from Morro Bay in San 
Luis Obispo County to Vandenberg Air Force Base in Santa Barbara County. 
The dune scrub community is dominated by mock heather and dune lupine 
and provides habitat for wildlife similar to that of the coastal sage 
scrub community. 


Grassland communities are found in several of the hollows and low ares 
of the dunes near the North Beach Campground boundaries. Vegetation of 
this type requires the extra moisture and shelter from wind provided by 
these depressions. Plants found in the grassland community include 
filaree, plantain, toad flax and bromgrass. 


Vegetation in the sandy beach areas seaward of the coastal strand and 
northward is rare and consists of only a few scattered plants (primarily 
sea rocket and Pismo Clams, which are member of the mustard family 
Marine invertebrates) are found in the intertidal areas of the beach. 
The sand areas are habitat primarily for insects and shorebirds. 


Northern Rocky Beach Areas and Drainage Swales: The rocky beach areas, 
cliffs and rocky points extend from north of the pier to the northern 
City limits. The cliffs north of the pier are fronted by sandy beach 
and are eroding from wave activity during storms, drainage from the 
cliff tops and other related man-made activities. These cliff areas 


have little habitat value. 


A major drainage swale located at the Kon Tiki Inn provides abundant 
terrestrial vegetation and habitat and consists of native and introduced 
plant species. At this point the sandy beach narrows and is backed by 
low wave cut cliffs. The narrow sandy beach soon disappears and the 
Dinosaur Caves area begins, characterized by steep, wave-undercut cliffs 
with offshore rocks and reef, arches and sea caves cut into the face of 
thee lg oe 


In the Shell Beach area small sand, rock and cobble beaches occur at the 
base of the cliffs. Offshore are rocks, islets, reefs and sea stacks. 
This area contains abundant marine life and is an important habitat 
area. These coastline characteristics occur up to the south palisades 
area, where these narrow intermittent sandy pocket beaches with flat 


offshore rock reefs occur. 


Habitat Value of Northern Rocky Beach Area: The northern shoreline 
Consists of the cliffs which have limited habitat value, the drainage 
swales which have some limited habitat value and the rocky reefs, islets 
and rocky coast which have important habitat value. 
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The two major drainage swales have both native and introduced vegetative 
species consisting of coast live Oak, California was Myrtle, California 
sagebrush, Mugwort, pink paintbrush, field Mustard, Lupine, Poison Oak, 
Morning Glory, Marsh Potentilla, Chamise, Thistle Sedge and Vetch in the 
northern swale, and similar species plus pampas grass, eucalyptus, 
australian grass and ice plant in the southern drainage swale. Wildlife 
species normally frequenting these vegetative areas include California 
slender salamander, Western toad, Western Skunk, Foothill Alligator 
Lizard, Common Garter Snake, Opossum, Ground Squirrel, little brown bat, 
rabbits, gophers, mice, rats, chipmunks, skunks, ocean birds and a 
variety of local common birds (see species list in appendix). No fish 
habitat exists in either of the two major swales and no rare or 
endangered plant or animal species have been observed in the swales. 


Significant shoreline habitats exist along the Dinosaur Caves--Shel! 
Beach cliff areas and northward. The Dinosaur Caves area at the point 
and surrounding the islet contain roosting areas for the endangered 
brown pelican, seal hauling-out areas and significant habitat and marine 
organisms, and resident and migrating shorebirds feeding areas. Little 
data exists regarding the habitat characteristics in the northern 
shoreline reefs, but it is evident from the sightings of the mammals and 
endangered bird species that the area contains significant wildlife 
habitat. 


Potential conflicts may exist between recreational use of some of the 
rocky beach areas. Habitat preservation areas of primary importance are 
the rocky islets and reefs in the Dinosaur Caves area and some of the 
coastline along Shell Beach and the coastline in the Sunset Palisades 
area north of Florin Circle. Habitat preservation should be of major 
consideration in these areas, and access should be limited to the rocky 
and sandy beach areas. 


Seal hauling-out areas and pelican roosting areas are particularly 
sensitive habitats as seals will not haul-out on beaches that are used 
heavily by the public. Currently, the most used seal hauling out areas 
are separated from the rocky and sandy beaches by wave action and kelp 
beds, and so are protected from public interference during most of the 
year. 


The rocky points and reefs along the Sunset Palisades area are valuable 
habitat for shorebirds, invertebrates and vertebrates in the intertidal 
and subtidal areas. The rocky coves provide access to reef tide pools 
which at present are visited primarily by the residents in the Sunset 
Palisades areas, and as a result are somewhat protected from over use. 
Should these areas become more accessible to visitor use, it could 
endanger the habitat. 


Intertidal Zone: The intertidal zone lies between the mean higher 


high-water and mean lower low-water lines. Within the boundaries of 
Pismo Beach, this intertidal zone is owned by the California Department 
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of Parks and Recreation. This department has also proposed to acquire 
jurisdiction over the portion of the subtidal zone which is presently 
owned by the State Lands Commission. The California Department of Fish 
and Game has jurisdiction over all matters concerning the area's 
wildlife populations, most notably the populations of the Pismo clam, 
which are a significant recreational resource here. 


The intertidal zone in the southern half of the City is perhaps the most 
valuable recreational resource area. During low tides, it is used 
intensively by clammers. At high tides it is popular for surf fishing. 
During all but the higher tides, the lower intertidal was used for beach 
touring in vehicles of all types. However, aS the ramp is closed, this 
use is discontinued. At all times, the intertidal area is a popular 
spot for bird-watching, pleasure watking, and jogging. 


There are no vertebrates or clam preserves in the City limits. A clam 
preserve has been established in the intertidal zone north of Grand 
Avenue to the Grover City northern boundary. During the period of time 
in which this area has preserve status, no clams may be taken from this 
part of the beach. The preserve, however, will be shifted from area to 
area over a period of years to allow clam populations in different 
portions of the intertidal to re-generate, so it may be moved northward 
to re-establish the clam populations within the City limits. The clam 
population is greater south of Ocean View Avenue than in the area of the 
pier. The reason is not known but it could be because of the limited 
clamming in the part of the beach which had vehicular access or because 
the sand is harder packed in this area than by the pier. 


Habitat Value of Intertidal Zone: The beach's intertidal zone is 


Covered and uncovered by water twice each day. As in the subtidal zone, 
the intertidal region of Pismo State Beach is characterized by a sandy, 
rockless substate. Fine sand and constant heavy tidal action have 
combined to produce an unusually hard beach. Because of its hardness 
and physical uniformity, the beach possesses very little habitat 
diversity. (Thos. Reid & Assoc., 1977). The rocky intertidal areas are 
north of the Pismo State Beach and usually lie in the area of the base 
of the cliffs which is covered and uncovered twice a day by water. It 
4s characterized by sandy, rocky and pebbly beach. 


Those species which inhabit the wave action intertidal zones must adapt 
to a harsh environment, particularly since there are few caves protected 
from direct wave action. In the continuous scouring and transport of 
sand by tidal action, the absence of protective rocks and seasonal 
changes in beach morphology have allowed only a sparse and variable 
biotic community. Invertebrates of the sandy intertidal zone have 
evolved such adaptive features as thick shells, sand-filtering papillae 
and burrowing mechanisms rather than the strong attachment devices of 
as intertidal species (California Department of Parks and Recreation, 
197592 
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Two types of biotic communities are found in the sandy intertidal zone. 
These are the microscopic community of burrowing organisms and the 
microscopic community of interstitial flora and fauna. The former 
community includes various species of crustaceans, molluscs and 
polychaetes. The dominant intervertebrate is the sand crab, although 
this region's most familiar biotic resource is its population of Pismo 
Clams (Tivola stultorum). The less common bean clam and razor clam, 
found here at the southern extremity of their ranges, have also been 
identified in the intertidal zone. (Thos. Reid & Assoc., 1977). 


Subtidal Zone: The subtidal or "photic" zone lies between the 
mean-lower Tow tide line and the point at which the ocean reaches a 
depth of 100 feet. At present the subtidal land between the mean high 
tide line and the three mile limit which marks the boundary of federal 
waters is under the jurisdiction of the State Lands Commission. Federal 
jurisdiction extends outward from the three mile limit to national 
boundaries. 


The subtidal zone within the area of Pismo State Beach-is characterized 
by a sand or sand and mud bottom. No reefs or rocky areas have been 
found here. In deep areas (seventy to ninety feet) sediment was found 
in a recent benthic study, to be extremely fine and silty. The 
Substrate throughout the Pismo State Beach area is relatively level. 
The distance offshore to the fifty fathom contour is over ten miles 
(CDM, 1971). 


Interstitial flora and fauna live between sand grains in the surface 
layers of the intertidal zone. Members of this community which is 
critical to the marine food chain, includes’ varieties’ of 
micro-flagellates, chrysophytes, amphipods, isopods, kinorhyncha and 
nemotodes. (Ecomar, 1975). In the rocky intertidal areas, the dominant 
Species are acorn barnacles, limpets, muscles, turban snails, porcelain 
crabs and small red, brown and green algae. 


A variety of avian species feed in the intertidal zone. Many of these 
birds are dependent, at least during some parts of their cycle, upon 
habitat and food provided in the nearby coastal dunes and wetlands. 
Shorebirds observed in the intertidal zone, many of which are migratory, 
include the least sandpiper, long-billed curlew, willit sanderling, and 
the western sandpiper. Several species of loons, grebes, and gulls have 
also been observed feeding in the intertidal zone or near-shore waters. 
Peregrine Falcons also reside in the Coastal cliff area. 


The sea otter is an inhabitant of this area. The once endangered animal 
has recovered its depleted numbers under federal protection to the 
extent that it now represents a serious threat to the clam populations 
upon which it preys. From northern California, where the last sea otters 
first gained protection, this voracious clam predator has now migrated 
to beaches south of Morro Bay, leaving clam populations so reduced that 
it is unlikely they will ever again represent a significant recreational 
resource in areas they have inhabited. 
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A major conflict, .the preservation of the clam vs. the preservation of 
the sea otter who feeds on the clam, is a problem which cannot be solved 
by this plan. Best management practices on the part of the State Fish 
and Game and U.S. Fish and Wildlife Service, which have jurisdiction 
over the clam and sea otter respectively, should be implemented in order 
to minimize the loss of Pismo Beach's most valuable resource, the clam, 
while insuring that the sea otters retains a food source. If the sea 
otter is allowed to freely feed along the coast of Pismo Beach, then 
Pismo Beach will loose one of its major recreational attractions, 
clamming. 


A second potential conflict exists between utilization of the intertidal 
and rocky beaches for recreational uses and preservation of the natural 
resources. Currently, it appears that the resources are not in jeopardy 
because the more sensitive intertidal areas are located where public 
access is limited (Sunset Palisades area and Shell Beach area). 


In the northern half of the City, the subtidal area is rocky near shore. 
No major reef areas are noted in any of the studies conducted along this 
portion of coast. However, as no studies specifically have been done in 
the northern City limits, there may be reefs. Of importance in the 
northern portion of the City are the presence of kelp beds which have 
prime habitat value. The location of the kelp beds were defined by 
Earthmetrics in the Final EIR for Wastewater Treatment Plant 
Improvements and Effluent Disposal Project and are shown on Figure NR-1. 
Further information regarding the kelp beds is contained in the 
Appendix. 


Habitat Value of Subtidal Zone: Investigations of the sandy sublittoral 
have been carried out by direct benthic sampling by divers. Common 
benthic species associated with the more stable water conditions of the 
subtidal region include hermit crabs (Holopaguris pilosis) and the 
molluscs, Nassarius fossatus and Olivella sp. Pismo clams were still 
common in the shallow subtidal (less than 20 feet). The sand dollar, 
Dendraster excentricus, is found in abundance in_ large’ patches 
throughout the sublittoral zone. The bottom is also sparsely scattered 


with crabs (Cancer gracilis and C. Magister) and sea stars (Piasaster 
brevispinus and Astropectin armatus). 


Pelagic organisms associated with the study area can be separated into 
two groups, the planktonic (passive drifters) and the nectonic (free 
swimmers). Plankton tows revealed the presence of chrysophyta copepods, 
amphipods, coelenterata and a variety of larval stages. 

Nectonic organisms most commonly occuring within the study area include 
the sand dab (Citharichtys sp., Cymatogaster sp.). Further offshore, 
sole (Psettichtys parophys), smelt (Allosmerus ellongatus), queen fish 
(Seriphys politus), white croaker (Genyonemus Tineatus), and staghorn 
sculpin (Leptocottus armatus) were collected. Two shrimp, Crago 


nigricauda and C. Nigromaculata were taken in trawls (Ecomar, 1975). 
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General Plan/LCP 
Council Adopted 1/23/81 


In the deep tidal sand and mud bottom areas, (70 to 90 feet) the 
sediment was generally very fine and silty. The suspension formed over 
the bottom as a result of the wave surge action on this layer sometimes 
greatly restricted visibility. No areas of dark black sediment were 
encountered during the survey. The majority of the species in these 


areas were the worms, primarily a sabellid (probably Eudistylia sp). 
Tube dwelling worms common at these depths were Diopatra and Nothria. 


ee 


Other species evident at these depths were the crabs Heterocr ta and 
Cancer, certain Ophiuroids and the starfish Pycnopodia (Ecomar, 1975.) 


The middle depths corresponding to 50 to 70 feet, exhibited many of the 
same species encountered in deeper water. Notable additions 
characterizing the biotic community were the sea pen st latula, and the 
gastropod molluscs, Nassarius and Polynices. The ee sake worms were 
present in approximately the same densities as encountered in the deeper 
areas. Commonly found at the 45 foot and shallower depths was the 
Bothid flatfish, Citharichtys stigmaeus (Ecomar, 1975). 


The shallow areas (30 to 50 feet) characteristically exhibited very few 
epibenthic animals. These areas have fewer attached forms and are 
primarily inhabited by more mobile forms. Predominant elements were 


principally echinoderms, Pisaster brevispinus, sand dollars, Dendraster 
excentricus, molluscs, Nissarius and ivela and flat fishes, 
Citharichtys. 


Large numbers of bait feeding birds were encountered during field 
investigations. The most numerous were the sooty shearwaters, Puffinus 
riseus. Other commonly observed sea birds were the gulls, Larus, the 
pelicans, Pelicanus, and themurre, Uria. Species concentrations were 
related to available bait. A list of birds common to Western San Luis 
Obispo County can be found in the Appendix. 


Among the Cetaceans identified offshore are the endangered gray whale, 
the humpback whale, sperm whale, Pacific white whale, fine whale, North 
Pacific pilot whale, Dall porpoise and Pacific whitesided dophins. 


There is some potential for future conflict with the resource values of 
the subtidal zone if the Federal government leases offshore land on the 
outer continental shelf (0.C.S.) for exploratory or permanent drilling 
operations. As mentioned elsewhere, large, almost virgin populations of 
Pismo clams have been found beyond the breaker line at depths as great 
as twenty feet. Tidal and current action in the vicinity of Pismo Beach 
would rapidly carry spilled crude oil shoreward, thus jeopardizing both 
recruitment clam stocks and inhabitants of the lower intertidal levels. 
Accidental tanker spills from an offshore tanker terminal sited in this 
area would also have adverse impacts upon these clam populations. An 
additional potential adverse impact of oi] spills from offshore activity 
would be the degradation, at least temporarily, of the recreational 
value of the higher subtidal zones. 
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e. Butterfly Habitat 
DESCRIPTION 


At Meadow Creek on the southern border of the City is a circular grove 
of eucalyptus which is a habitat for the Monarch Butterfly (Danavs 
plexippus). During the winter months, the butterflies come to this area 
to find a warmer climate from the cold winters of northern regions. The 
butterfly habitat here in Pismo Beach is established as a communal 
roosting ground and each year massive numbers of butterflies come to 
make their winter homes. These winter clusters habitats are very 
important because they represent the most sensitive part of the 
Monarchs! life cycle. For this reason it is important that these trees 
remain so that the Butterflies! migration habits are not disrupted. 
This specialized habitat is of important scientific, educational and 
general public interest. 


4. DESIGNATED SIGNIFICANT NATURAL RESOURCE AREAS 


Based on the previous Natural Resources discussions, areas have been 
designated in the City for natural resource protection. These areas are 
indicated on Figure EN-11, and are summarized as follows: 


a. Pismo Marsh: Important wildlife habitat area. The area 
should be managed and drainage controls established to protect 
the wildlife habitat. 


b. Pismo Creek: The freshwater lagoon and creek channel are 
wildlife and fish habitats. 


c. Shoreline Areas: These are vital for wildlife habitat, 
recreational use, scenic value, and vital to the Gr ty 3s 
overall economy. The shoreline areas should be managed and 
major resources protected. 


d. Coastal Foothill Areas: Coastal Foothill areas provide a 
significant visual backdrop to _ the City: The Coastal 
Foothills, partially within the Freeway Foothills Planning 
Area and within County jurisdiction, contain grassland, oak 
woodland and coastal shrub. Its most important contribution 
is the natural grassland and visual backdrop for the City. 
This area, above the 200 ft. contour, should be left in open 
Space. 


e, Butterfly Habitat: The two major eucalyptus groves in the 
City are important habitats for the Monarch Butterfly. The 
major grove within the State park North Beach Campground 
should be preserved and maintained. The eucalyptus grove on 
private property should be maintained in near natural 
condition as feasible while still allowing reasonable use of 
the property. 
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5. NATURAL RESOURCES GOALS, POLICIES AND PROGRAMS 


a. Goals, Policies and Programs Relatin to Natural Resource 
Preservation, Open Space and Conservation 


GOAL NR-1: To protect and conserve natural resources to the greatest 


extent possible. 


POLICY NR-1: Designated areas for open space will be provided within 


the City limits to serve as protection of scenic resources, habitat 
for wildlife, ground water retention, erosion control and for 
passive and active recreational uses. 


Program NR-1: Specific guidelines to protect natural resources 
an be established for significant resource areas within the City. 


POLICY NR-2: New developments shall be sensitive to the Designated 


Significant Natural Resources Areas located within the City. 
Development will not be allowed if potential impacts to a 
designated significant resource cannot be adequately mitigated. 


Program NR-2: Removal of designated significant native flora or 
destruction or displacement of designated significant native fauna 
should be prohibited except by special permission from the City. 


Program NR-3: Adequate vegetal cover should be maintained 
throughout the study area for protection against erosion; native 


vegetation in both urban and non-urban areas should be retained 
whenever possible. 


Program NR-4: The City should coordinate with County and State 
agencies to encourage birth control programs for pets, particularly 
cats and dogs. 


POLICY NR-3: Areas rich in wildlife of a fragile ecological nature 
Shall receive high priority for protection. 


Program NR-5: Significant wildlife habitat areas should be 
delineated in the Open Space and Land Use Plan as significant 


natural resource areas subject to protection. 


Program NR-6: Careful review and minimization of adverse impacts 
hail be applied to development and other activities surrounding 
significant ecosystems. This review shall include consultation 
with the Department of Fish and Game and/or other appropriate 
qualified experts as necessary. 


Program NR-7: Development approval processes shall take into 


Consideration the impact of development proposals on wildlife and 
their life-cycle needs. 
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POLICY NR-4: Within the coastal zone of Pismo Beach, all wetlands 
and riparian habitat areas shall be designated environmentally 
sensitive habitats. All areas designated environmentally sensitive 
habitats shall be protected from adverse impacts to the maximum 
extent feasible. 


Program NR-8: Any development adjacent to an environmental ly 
sensitive habitat area shall be required to submit information 
regarding impacts on habitat areas. This information shall be 
prepared by a qualified biologist and shall include appropriate 
mitigation measures. 


Program NR-9: No land divisions within environmentally sensitive 
habitat areas shall be permitted, nor shall any parcel be created 
from an existing parcel whose only buildable area would be located 
in an environmentally sensitive habitat area or adjacent buffer 
area. 


Program NR-10: Development within streams shall be limited to 
necessary water supply projects; flood control projects necessary 
to protect existing development and where no other feasible method 
of flood protection is possible, or where the primary purpose of 
the project is the improvement of fish and wildlife habitat. 
Additionally, all permitted development which substantially alters 
a water course shall incorporate the best mitigation measure 
feasible to minimize the adverse environmental impacts of such 
development. 


De Goals, Policies and Programs Specific to Pismo Marsh and Meadow 
Creek 


GOAL NR-2: To preserve Pismo Marsh in its natural state. 


POLICY NR-5: Based on the above analysis, the Pismo Marsh (Pismo Lake 
Ecological Preserve) is considered an important natural resource in 
Pismo Beach which shall be preserved to the extent that man's 
impact will not significantly alter their inherent integrity. 


Program NR-11: For all developments which could potentially affect 
the Pismo Lake Ecological Reserve, the City shall actively solicit 
the views of the California Department of Fish and Game and 
consider any recommendations which the Department may make with 
respect to mitigating the adverse impacts of such developments. 


Program NR-12: Within the area designated on EN-11, no additional 
(structural) development including diking, dredging, or filling 
below the 15 m. (45 ft.) contour line north of Meadow Creek shal] 
be permitted, unless approved by the Department of Fish and Game. 


No structures other than those required for flood control purposes 
or public health and safety shall be constructed in this area. 


II1-107 


shuatyow The oleae’ anerSe toy: 
istewanorivns BR: bed: 
Sv i7] 2nSe 1 ec eommon, yng 
man aa ond if AIR? See 


‘aa vaste 38 om 


Py: 


sored i‘. ahi sutt 
nah a aga ie Sé 73% ReAt 
attest ates 


vt agreement Wiis te f3. siuodBba cdnemiotaves yah “ashe Oe a 
ot iermeak 4indika oo Beaton “Be fh eies ert jor adele SpLhr naz 

@ Cady tgmecth) 247. . casts. Saatdsd “99. atzaqne yor 
tel Warde dim out | hprd ohha 'Telootore bertPrisug GS YF HS 890, 
27h) eee nd gor iin, 


gvidtense Viletieunntves .ceittw anole? vi Bashcon, |) -97 Si pens 
baz's=on “4d Teotsa. We Sie On aDS 72 VRIEH 44 $(¢A2 SGa7e Sars 
ison! sa Slow WAS Si tgebhad Yloo Srodw ‘srial ettsarks tk ery 
avid Sessile ww BeNs regtasn sv) dren: 1 etas Mol vRG NE We 
~O9'+6 
» Gazi)  g& [Alla’ tea i2 eg tnsaarievs! ae mania? 
eeaagh araetoda Pordapo mmbolt geioe—c ul, wee Cal ay Pee sesoen 
wigan Of digan? Aaliin 7y SroaW bos. 30 Ge Ne \tiverag a O2 
-) S2RCTUN VIAN Oo ety) oi stwe Ju a1¢t2r—-o 42? o4tpee BAbtT Be 
Ser idan, 67 el th. bas? ine Tiayave gr ay sf «Jostens | SF 
aug2in WIVSerissieae Watew mat a7orine eo he tau; Tie 
aceeem Aen sur Feed “Spi asevicioan? -)héle Seu Nese S 
i9ue TY eo a teu) Lalnsioviens S2isvyhe on3 as7rmia iy ay aidi 269 C 


Bar tel E evel 


webu! brs deaM omehi of «tf tigsqe eng iaovd) fms Retarigd eats 


SS |S te 4 mm — ll la a 


<aiste Tewdeq epi nf Reto anetT ayisesaa OT. Say 


atej, Gear’) devant tmars: oad wag +4. SYOUE ent nm. Pie a roy) a 7 
a} sane feritey dm a 2 oe 2iAs | eeP por aia _ 
than tend Otaixe sad a) a TA gxtd ork i iffeSh oni: 


ivssank Pook a a ‘ psi 
2a4 2176 chiar tnsion: Slade 
Itai tee 4iayi rae, Pighs 43h 
icy, sath? ins fett°tn da 
Pw omen Me Jipansy 
-2reSmy9 ma vas te 
‘Lona 1? eng. at: ihe-O8 e & 
vues phn iis 


General Plan/LCP 
Council Adopted 1/23/81 


Program NR-13: New development above the 15 m. (45 ft.) contour 
Tine north of Meadow Creek shall be limited to that which is 
compatible with marsh preservation and which will not result in 


adverse impacts due to additional sediment, run-off, and other 
disturbances. 


~ POLICY NR-6: A buffer zone for the protection of environmentally 


sensitive habitats within the City's Coastal Zone shall _ be 
established for Pismo Marsh/Meadow Creek. 


Program NR-14: All buffers shall be measured from the landward 
most edge of the riparian vegetation or where there is no riparian 
vegetation, from the top of the creek bank. The minimum buffers 
shall be as follows: 


Meadow Creek: 100 feet along the north bank, and along the 
south bank, extending to the southern City limits. 


Program NR-15: Lesser buffers may be permitted if the minimum 
creek buffer standards set forth above cannot be achieved because 
the small size or irregular shape of the existing parcels proposed 
to be developed would render such parcels inaccessible or unusable 
for the purposes for which they are designated in the City's 
certified Local Coastal Plan. Reductions in the proposed minimum 
creek buffer standards shall be based upon the criteria for 
establishing buffer areas contained in "Statewide Interpretive 
Guidelines for Wetland and Other Wet Environmentally Sensitive 
Habitat Areas" adopted by the State Coastal Commission on February 
4, 1981. These criteria include: 


Susceptibility of the parcel to erosion; 

Use of natural topographic features to locate development; 
Use of existing cultural features to locate buffer zones; 
Lot configuration and location of existing development; and 
Type and scale of development proposed. 
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Any reduction in the minimum buffer width shall include alternative 
mitigations (such as planting of appropriate vegetation or design 
modifications) to alleviate potential impacts stemming from the 
reduced buffer width (such as increased noise, light or 
sedimentation) to protect adjacent riparian vegetation and creek 
channels. 


Development allowed in the buffer areas shall be limited to access 
paths, fences necessary to protect habitat areas, and similar uses 
which have either beneficial effects on wildlife or no significant 
adverse effects. No principal structures (whether attached or 
detached) shall be permitted. 
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Program NR-16: The City shall encourage all development to utilize 
permeable ground materials to the greatest extent possible. 
Permeable surfaces may consist of paving blocks, porous cement, 
brick or any other similar material which will permit percolation 
into the ground. 


Program NR-17: Run-off from any project which drains to the marsh 
auth the Meadow Creek Watershed within the City limits must not 
exceed the volume rate of flow or particulate content of run-off 
from the land in its natural, and undisturbed state. Run-off to 
the site will be retained on-site to the greatest extent possible 
and better management practices will be used to reduce erosion. 


POLICY NR-7: The City will encourage the State Department of Fish and 


Game to maintain and develop the potential of Pismo Marsh as an 
educational and recreational resource. 


Program NR-18: The City will encourage limited use of Pismo Marsh 
for Tight recreation (bird watching, nature study, visual resource 


enjoyment, etc.) and scientific and educational uses provided that 
such use is deemed by the Department of Fish and Game as being 
compatible with resource preservation. The City will participate, 
to the extent possible, with Grover City and the Department of Fish 
and Game in establishing a visitor center and controlled visitor 
access within the Pismo Lake Ecological Reserve. 


Goals, Policies and Programs Speci Licare Pismo Creek 


NR-3: To protect and enhance the natural resources of Pismo 
Creek 


POLICY NR-8: A buffer zone for the protection of environmentally 


Sensitive habitats within the City's Coastal Zone shall be 
established for Pismo Creek. 


Program NR-19: It is recommended that a state agency acquire the 
property adjacent to the creek mouth and those portions of the 
properties located within the creek channel. 


Program NR-20: The State Department of Fish and Game should 
determine whether or not Pismo Creek is a steelhead trout habitat. 


Program NR-21: New development adjacent to the creek should be 
required to dedicate a buffer strip or provide access amenities 
adjacent to the creek to the City for use as a greenbelt and/or 
recreation corridor. All buffers shall be measured from the 
landward most edge of the riparian vegetation or where there is no 
riparian vegetation, from the top of the creek bank. The minimum 
buffers shall be as follows: 
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Pismo Creek: 100 feet along the west bank from Cypress Street 
north; 50 feet along the east bank from Dolliver Street north 
to Highway 101, no development closer than the eastern 
embankment of the existing flood control levee; 25 feet along 
the east bank south of Cypress Street; 25 feet along the west 
bank south of Cypress. 


Program NR-23: Lesser buffers may be permitted if the minimum 
creek buffer standards set forth above cannot be achieved because 


the small size or irregular shape of the existing parcels proposed 
to be developed would render such parcels inaccessible or unusable 
for the purposes for which they are designated in the City's 
certified Local Coastal Plan. Reductions in the proposed minimum 
creek buffer standards shall be based upon the criteria for 
establishing buffer areas contained in the "Statewide Interpretive 
Guidelines for Wetland and Other Wet Environmentally Sensitive 
Habitat Areas" adopted by the State Coastal Commission on February 
4, 1981. These criteria include: 


| Susceptibility of the parcel to erosion; 

2 Use of natural topographic features to locate development; 
Oi Use of existing cultural features to locate buffer zones; 

4 Lot configuration and location of existing development; and 
5 Type and scale of development proposed. 


Any reduction in the minimum buffer width shall include alternative 
mitigations (such as planting of appropriate vegetation or design 
modifications) to alleviate potential impacts stemming from the 
reduced buffer width (such as increased noise, light or 
sedimentation) to protect adjacent riparian vegetation and creek 
channels. 


Development allowed in the buffer areas shall be limited to access 
paths, fences necessary to protect habitat areas, and similar uses 
which have either beneficial effects on wildlife or no significant 
adverse effects. No principal structures (whether attached or 
detached) shall be permitted. 
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POLICY NR-9: No structures shall be located within the stream corridor 
except: dams; structures necessary for flood control purposes; 
bridges, when supports are located outside the. criticals nabatats 
and pipelines, when no alternative route is feasible. 


POLICY NR-10: All development, including dredging, filling and grading, 
within stream corridors shall be limited to activities necessary 
for flood control purposes, bridge construction, water supply 
projects, or laying of pipelines, when no alternative route is 
feasible. When such activities require removal of riparian plant 
species, re-vegetation with local native plant shall be required. 
Minor clearing of vegetation shall be permitted for hiking and 
equestrian trails. 


POLICY NR-11: All permitted construction and grading within stream 
corridors shall be carried out in such a manner as to minimize 
impacts from increased run-off, sedimentation, biochemical 
degradation, or thermal pollution. 


POLICY NR-12: No concrete channelization or other major creek 
alteration shall be permitted. 


d. Goals, Policies and Programs Specific to the Coastal Foothills 


GOAL NR-4: To protect native flora and fauna as much as possible with 
particular emphasis on the preservation of oak trees. 


POLICY NR-13: Development occurring in coastal foothill areas shall 
minimize removal of natural vegetative communities in order to 
minimize erosion hazards as well as minimize loss of wildlife 
habitat. 


Program NR-23: Exposed cut slopes and fill areas shall be 
re-vegetated immediately. Native species which require little 
water and provide wildlife habitat shall be used for both 
re-vegetation and landscaping purposes. 


POLICY NR-14: Run-off into the creek in the Oak Park Heights Planning 
Area leading to Pismo Marsh shall be stringently controlled in 
relation to minimizing adverse impacts on Pismo Marsh as per 
adopted policies contained elsewhere in this report. 


POLICY NR-15: Areas designated to be held in permanent open space shall 


be maintained by the future owners. Transfer densities for 
permanent open space areas otherwise developable shall also be 
allowed. 


POLICY NR-16: All land use activities in the coastal foothills shall be 
carried out in such a manner as to avoid damage to native oak 
trees. In particular grading and paving shall not adversely affect 
root zone aeration and stability of all healthy native oak trees. 


II1-111 


a OL ok eek We a a [Eee 2 Ow ; ; a 
iio aiait ee Ye . -~ 


oes | teat a he: adh, NIA; 


at baie. al ‘aut ode) aby sadide we. Leap int 104 € 
v MOG IG. fortis: Gaol? wat eee | 


2000 aayetsyine: pee ni oer 
reeriien teatting eile al eri et WeanO? sets, odat rarer pues naan 


gf a ~ * * «= 
rae | ‘Rn Cuyy §rs 


ut atin? iv ie sees ad UH «Sid yeanttitaya & 


Cates Die Gart (TF or Ppbinr anil if au’. rewhget 9 a Vee ot my 
(rosesoee ‘gartivts2q of Delma) ed tlade sAcbisiond. aes Tie 
(Rots): etew . noi does teabe. Gobiad etetioun. | "ovhaae 160 a 
i x Moh oon TSike  conihaate to onal oe ,etoetote 
MGS Herr SO ewe 200s; ye Aone noel atelact 
Sati wi Fines 4 Tren Cape! tw Ae etpsyeet , ssboaq2 
; tel is / ? oid TE ite: pF yi ‘ij pee rae {45 as ae 
<2 T tad et Ups 
5 ‘ ist reap: bre: abi seatden ned tartan im.’ reo eon 08 
aT RT YG tc Po od , Aelyna 2d r we : ime 
wen Mth ae ny baz gevortt ~ 26-see 
a ne ty ohrie 
a bal a ven B ie { ih Hot eT>NO ne —_ 
we se RTS 9 \Taaa attest” 
bie osd Anche Rd, aad Meitnost bae-ahdothlo® catess 4 
a ey We LS LE SMOG OTN DYE 26704 (oS 2 3! San 


sa. ue Coun S  6ue7, aa ‘S45 if? sawihier 70%) oT ul _ afc 
en ta SOT eens aol ng 2 pang AGT WS) 2 1a) € 


lofe. tacks [honk (lataaaa AE OAs 


frangeisyve) +éf- Mi YOLJO" 
V Natys Wt alt iowend sytiaiseey  landen Bo leven estni ate 
4 f iy i } ¢ int , s oF 4 nein ay j i nhiy) & : sty ‘ ‘atl eo 207 7] ox } tim 


»Jetinen 

sd. Pfete eeane tive » COO? fio tesodsd +eSHy metoys 
isit). aiiopes dob 0) sage ave Ni osunbanl ~ horetaqay—a 
tdond. vers oy gh [befle: Jadtde),. GPnTRiw ab¥euitq’ bre * vete~ 
Scud NE UNI emia) hite Gal Sategev-a 


syingels 2atalt sneF. Ned ott At tibods, BEY ‘odtnd THo-Fwh thle AW YITJOF 

Aft. Gabi iin 4! ‘asap nde oh Thprle, dane ane 7 aa etihbsal eas 

Ya 2h WeVG ORT ho Joni? \seweMie ada of molisien 
PIGAY BPR WE ili dh . 


I Vane. gaeeeg HITT, Igeleteray mi phy oth oF sm anata 
“at BORNE ze . “ 


ah ITNT... Anh -aNeOT 
at. wala {ets Stee! ove tiara HOT 2 


a 


<a’ 
ate 


General Plan/LCP 
Council Adopted 1/23/81 


e. Goals, Policies and Programs Specific to the Shoreline Area 


GOAL NR-5: To preserve and protect the City's most important natural 
resource, the shoreline. 


POLICY NR-17: New access to the rocky coastal areas north of Pismo 
Beach shall be limited to the sandy beach areas and shall be 
limited to passive recreational uses. Access to the shoreline area 
shall first be evaluated in terms of shoreline protection. Seal 
hauling grounds shall not be altered or disturbed by development, 
recreational, industrial or other uses. 


POLICY NR-18: The clam beds in Pismo Beach shall be protected, and 
preserves established whenever needed. The State Department of 
Eich and Game shall establish the location of these clam preserves. 


POLICY NR-19: In addition to the requirements of PRC 30235, shoreline 
structures, including groins, piers, breakwaters, channel damages, 
pipelines, outfalls or similar structures should be sited or routed 
to avoid significant rocky points and intertidal and subtidal 
areas. 


POLICY NR-20: Offshore oil drilling or any other activity which creates 
the potential for oil spills that may endanger the Pismo clam 
populations or the recreational value of the beach should be 
prohibited within the City boundaries and discouraged in areas 
beyond its boundaries in adjacent ocean areas (Section 30230). 


Program NR-24: The City should pursue grants to conduct a survey 
of the subtidal and intertidal value of the northern City coast 
line. If grant funds are not available, this effort should be 
recommended to Cal Poly as possible student project. 


POLICY NR-21: Sandmining offshore but within the City's jurisdiction 
Shall be prohibited. 


ie Goals, Policies and Programs Specific to Butterfly Habitat 


GOAL NR-1 and GOAL NR-2 and POLICY NR-3 apply to the preservation of the 
butterfly habitat. The following are programs specific to preservation 
of this valuable habitat. (POLICY NR-3: Areas rich in wildlife of a 
fragile ecological nature should receive high priority for protection. ) 


Program NR-25: Butterfly habitat at the State Park property shal] 
not be altered or removed in any way except when they pose a 
serious threat to life and property. The State Department of Parks 
and Recreation will be encouraged to replace any tree removed from 
this area with another specimen of the same or other appropriate 
Species. 
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Program NR-26: Any form of development adjacent to the critical 
area of the butterfly habitat at the State Park property shall have 


a minimum setback of 50 feet from the habitat area. 
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6. OPEN SPACE AND CONSERVATION ELEMENT 
a. Introduction 


The previous sections of this chapter have provided background and 
goals, policies and programs relating to the conservation and/or 
preservation of physical and natural resources. These are the intents 
of the government requirements for Open Space and Conservation Elements 
to the general plan as per Government Code Sections 65302(d), 65302(e) 
and 65560 through 65567. These previous sections of the General Plan 
should be referenced in conjunction with the following discussions. 


be Conservation Considerations 


Conservation involves the wise and rational use of natural resources to 
prevent haphazard exploitation, destruction or neglect. The importance 
of conservation planning should not be underestimated. The residents 
and tourists of Pismo Beach depend heavily on some form of natural 
resource, whether it be gas or electricity for cooking, food, water for 
varied uses, or the scenic and recreational qualities of the shoreline. 
Responsibility for conservation of natural resources lies not only with 
the City Council, Planning Commission and other governmental bodies but 
with every citizen and visitor. The quality of life in Pismo Beach 
depends on wide use of natural resources because their supply is limited 
and dwindling. 


Ce Open Space Considerations 


In the past, Open Space was seen as a distance that had to be traversed; 
and area of potential development to some "higher and better" economic 
use. Recently, however, with the increasing pressures of modern 
urbanization, and a fuller understanding of the complexities of nature's 
balance and man's technological effect upon this balance, a 
re-evaluation of previous attitudes has been necessary. In this 
re-examination, Open Space is seen as more than just the sense of land 
that has yet to be used, but also as land where basic natural values can 
be retained. 


Open Space has become one of man's most important non-renewable 
resources; a premium space that, once destroyed, can only be recovered 
by expending tremendous energy and cost. Too often, the areas which 
could have been developed into magnificient natural settings are chosen 
for the initial site of a community or are later seized to provide space 
needed for urban expansion. While not necessarily wrong in itself, the 
result is often a sea of suburbia that defies the original aesthetic 
reasons for a community's existence. Pismo Beach relies heavily on its 
scenic setting to maintain its economic life stream of vacationers and 
tourists, not to mention retirees and families who desire to live in 
Pismo Beach because of its amenities. 
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FUNCTIONS OF OPEN SPACE 


Open Space has seven basic values or functions: 


Preservational Open Space: This places emphasis on the conservation of 
natural areas required for the conservation of plant and animal life, 
including habitats for fish and wildlife species; areas required Role 
ecological and other scientific study purposes; rivers, streams, bays 


and estuaries; and coastal beaches, lakeshores, banks of rivers and 
streams, and watershed land. 


Productive Open Space: This places emphasis on the economic return from 
Open areas such as rangelands, agricultural lands and areas required for 
recharge of ground water basins; bays, estuaries, marshes, rivers and 


streams which are important for the management of commerical fisheries; 
mineral deposits in short supply. 


- Protective Open Space: Where public health, safety and welfare is 
involved, such land would require special management or regulation 


because of hazardous or special conditions such as earthquake fault 
zones, unstable soil areas, flood plains, watersheds, areas presenting 
high fire risks, areas required for the protection of water quality and 
water reservoirs and areas required for the protection and enhancement 
of air quality. 


Urban Control Open space: This addresses lands specified for open space 
to be used as a tool to guide and control proper urban growth. Urban 
control open space has two major components. First is the growth 
phasing aspect which may hold land in open space for future development. 
Second is to insure that land development occurs in a sensitive and 
efficient manner; it may include green belts for neighborhoods or 
districts, separation between conflicting land uses (e.g. freeway from 
residential area) or restricting lands that are costly to service. 


Recreational Open Space: This addresses lands of some historical or 
cultural or scenic value which may be particularly suited to park or 
recreational purposes. Such uses would also cover access to beaches, 
lakeshores and pedestrian links between natural or recreational elements 


of significance. 


Scenic Open Space: This addresses prominent natural and geological 
Tandmarks, groups of trees, or other natural features which may accent 
or contrast with urbanized areas by providing visual amenity. 


Psychological Open Space: This function is probably the least tangible 
of a functions discussed, yet, ironically, it may be the most 
important. In a sense jt transcends the other functions or values 
because it is the psychological sense of mountains, cliffs and the sea 


that are at the core of Pismo Beach's existence. If this element is 
impaired, so will the economic and functional vitality of 
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the whole community be impaired. It is especially with regard to this 
meaning of Open Space that individually small, but incremental ly 
cumulative effects must be closely monitored. 


MULTIPLE VALUE OF OPEN SPACE 


Perhaps most crucial to a conceptual understanding of Open Space values 
is the realization that these functions may occur simultaneously. This 
has what may be called a value multiplying effect. In the words of the 
County's Open Space Plan, Open Space must _ be considered as 


"multiple-value concept". For example, not only does the beach-front 
have recreational, preservational and scenic values, but also 
psychological and protectional values. Figure EN-14 attempts to 


organize the City's Open Space areas into four broad categories, 
organized to consider the multiple uses of Open Space. Table EN-15 
summarized the acreages in Open Space Use. 


In addition, it must be emphasized that new developments can be 
designated to augment Open Space values or increase the number of 
functions served. The clustering principle is a prime example of the 
way that many of these functions can be integrated into development 
designs. The reverse may also be true, however. The over-emphasis of 
one value may act as a detriment to another. For example, the 
utilization of a scenic piece of land for a park may enhance 
recreational values, but severely erode preservational values through 
human degradation of flora and fauna. 


The challenge to the people of Pismo Beach and their governmenta | 
agencies is to see Open Space in _ its broadest context, as a 
multiple-value concept which is beneficial to long-range community 
development. 


The City is experiencing development pressures, particularly along the 
shoreline. As to gaps on the shore have closed, there will be 
increasing pressure to develop on the inland and foothill areas. 


Several conclusions can be drawn with respect to natural resources and 
growth pressures: 


(1) That if any preservation of Open Space character along the 
shoreline is going to occur, it will have to be done in the 
immediate future. 


(2) That new development is, in most cases, occurring in larger 
segments making comprehensive planning along the lines of 
Planned Unit Development (PUD) easier. This approach also 
allows the developer more flexibility in meeting City Open 
Space needs, while maintaining a fair profit margin. 
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(3) That the City has enough land to more than double its present 
population without utilizing the most scenic land areas and 
important preservational open space areas that contribute to 
the total character of Pismo Beach. 
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TABLE EN-15 


ACREAGE SUMMARY OF LAND 


CHARACTERISTICS 
URBAN TOTAL FOR 

CATEGORY Chit RESERVE STUDY AREA 
TOTAL DEVELOPED URBAN LAND 943 0 943 
TOTAL UNDEVELOPED URBAN LAND 540 249 789 
ACTIVE RECREATION LAND 85 0 85 
UNDEVELOPED OPEN SPACE (SPAS 1B) 238 
(excludes riparian and 
marshland & intertidal 
shoreline) 

RIPARIAN & MARSHLAND 134 0 134 

INTERTIDAL SHORELINE 88 0 88 
TOTAL 0/S LAND AREA* 
(for entire study area) 

0-15% SLOPE --- --- 1538 

15-30% SLOPE --- --- 351 

30+% SLOPE --- --- 166 
TOTAL SUBMERGED LANDS (OCEAN)** 1965 


*calculated for total study area only 
**LAFCo, 16 Year Report, July, 1980 


SOURCE: City of Pismo Beach, Community Development Department June, 1980 


NOTE: These acreage figures do not include development since 1980. 
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dk General Goals for Open Space 


There are goals, policies and programs contained throughout the 
General Plan which specifically relate to actions which protect, 
preserve or manage the natural and social resources and which are in 
response to the Government Resources Code requirements for 4 
Conservation Element. Generally, the City is committed to conserving 
its resources and has the components of the General Plan to do so. 


Additionally, goals, policies and programs have been given for 
preservation of open space in other sections of the General Plan. 
Open Space designations have been indicated in the Recreation Element 
and Natural Resources Component, and should be referenced as part of 
the Open Space Element. General Goals, in addition to those given in 
the designated previous sections, are given as follows: 


GOAL OCS-1: To conserve the City's natural resources. 


GOAL OCS-2: To create open space areas for preservation, 


productivity, protection, urban control, recreation and scenic and 


psychological uses. 


POLICY OCS-1: Open Space and related facilities shall be provided in 
conformity with the Open Space Plan. 
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e. General Open Space Plan Descriptions 


The Open Space Plan describes in general terms all of the various 
open space areas of the City, both existing and proposed areas. 
Detailed descriptions are contained in the Recreation Element, the 
Natural Resources Section, the Visual Resources Section, and within 
the specific areas of the Land Use Element. 


Specific open space areas are separated into the following 
categories: 


1. General Open Space: 

a. Parks and Recreation/Historic: These are areas which are 
generally current or proposed City parks. They may vary in 
size from a very small pocket park to larger multi-use 
parks (see Recreation Element). 

b. Public Access: These are walkways, stairways or other 
accesses to beaches, creeks or other open space areas. 
They can be private with easements for public access or 
they can be publically owned (see Access Section). 

c. Environmentally Sensitive: Points or areas which may 
contain special resources which require special 
consideration (see Natural Resources Section). 

d. View Corridor: Areas which provide limited scenic views 
(see Visual Resources Section). 

e. Miscellaneous City Property in General Open Space: 
City-owned open space areas which are not used for 
recreation. 


2. Undeveloped Land: 

a. Reserved for Future Development: These are areas which are 
currently open space but may eventually be developed for 
urban uses. When developed, future master plans may call 
for portions of these areas as open space. 

b. Inappropriate for Development: These are open Space areas 
which, due to special circumstances such as steep slope, 
flooding or other constraints, are deemed inappropriate for 
development. 

c. Constraints on Site Use: These are areas which have 
problems such as bluff retreat which can limit development 
Of portions of the site: 


3. Potential Hazard Areas: 

a. Landslide, earthquake fault zone, liquifaction, over 30% 
slope: Areas potentially subject to these hazards. 

b. Beach open to storms: These are beaches which are situated 
jn areas which are not protected from major storms and high 
wave action. 

Cc: Cliff Erosion and Hazard: These are areas subject to 
moderate to substantial cliff erosion rates or provide 
particular hazard for buildings and/or people. 
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Creek and Creek Floodplain: These are year-round creeks 
and areas subject to flooding during 100-year floods. 

Major Drainage: These are areas which drain large amounts 
of storm water into adjacent future or current development 
areas. 


Space on Private Land: 

Associated with Development: These are primarily 
undeveloped areas which are expected to provide private 
common open space within future developments. 

Easements: These are easements permitting public access. 
Future Public Use: These are areas which are expected to 
eventually be purchased or dedicated for public use. 
Private Open Space or Recreation: These are areas which, 
when developed, are expected to provide privately owned 
open space and recreational facilities for the residents of 
the project. 

Agriculture/Grazing: These are areas which are expected to 
continue in private agricultural land use. 
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C. VISUAL RESOURCES 


1. INTRODUCTION 


The Visual Resources Component of the General Plan complies with the 
California State Legislature Requirements for a Scenic Highways 
Flement and with the Coastal Act of 1976 requirements for the 
protection of scenic and visual qualities of the coastal areas. It 
is presented as three Basic Sections, interrelated, each intended to 
augment and complement the other. 


The Scenic Highways Element, Section 2, replaces and supersedes the 
one adopted March 26, 1979. The Scenic and Visual Qualities Element 
deals with the overall visual survey of Pismo Beach. The goals, 
policies, and programs contained in Section 3 apply to the entire 
City. See Chapter 2 for area descriptions. 


Because traveler's perceptions of Pismo Beach differ from that of the 
residents, the City conducted a visual survey and analysis of the 
City. The Appendix addresses the visual survey procedure and 
provides the background information used to determine City goals, 
policies and programs. A visual survey map, Figure EN-15, identifies 
problems and opportunities, indicates where improvements need to be 
made, and designates where scenic resources should be protected. A 
landscape plan, Figure EN-16, indicates the general area where 
improvements should be made. Figure EN-17. summarizes City-wide 
visual resources. 


2. SCENIC HIGHWAYS ELEMENT 


The purpose of the Scenic Highways Element is to identify and 
designate specific routes and establish goals, policies and programs 
to protect and enhance the scenic qualities for the enjoyment of the 
general public. The California State Legislature, in 1963, 
established the California Scenic Highway Program based on Senate 
Bi11 No. 1467. The Scenic Highway Law mandates local government to 
establish a plan for development and protection of scenic highways 
(Section 6530i(h), Government Code). 


At present, the City of Pismo Beach has two highways which are shown 
on the State Scenic Highway Master Plan, U.S. Highway 101 and State 
Highway 1, which are eligible for official Scenic Highway 101 and 
State Highway 1, which are eligible for official Scenic Highway 
designation. In addition, Price Canyon Road is a county/city road 
and can qualify for designation. The proximity to the ocean and the 
present of U.S. Highway 101 attracts visitors year-round to the 
beaches and scenic vistas within the City Limits. Much of the City 
is also ecologically sensitive and has proven to be of high 
educational and scenic value. 
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a. Route Descriptions 


Pismo Beach is situated on a coastal shelf, delineated by the Pacific 
Ocean on one side and the steeply rising Pismo Hills on the other. 
The City relies heavily on its scenic and natural setting to maintain 
its economic well-being. The compact nature of this area intensifies 
the visual experience. This makes it even more essential that this 
natural scenic visual resource be kept as pleasant and aesthetically 
pleasing to the eye as possible. 


U.S. Highway 101 and State Highway 1: U.S. Highway 101, a four-lane 
freeway, traverses the City of Pismo Beach from the northern to 
southern City limits. State Highway 1 enters the City from the north 
in conjunction with U.S. Highway 101, departs from the freeway at 


Dolliver Street in Pismo Beach and passes through the downtown area 
to the southern City limits. 


U.S. Highway 101: This highway is commonly know as "El Camino Real". 
Tt is one of the major scenic highways in the United States; the 
scenic qualities are among the best in the world. This portion of 
the highway within the City limits provides the travelers with the 
only ocean view between the Golden Gate Bridge (San Francisco) and 
Gaviota, a distance of 310 miles. U.S. Highway 101, El Camino Real, 
dominates the City of Pismo Beach and as such becomes the focal point 
for the visual element of the City. The scenic views provided are 
the Pacific Ocean and shoreline on one side, the Santa Lucia Range 
(Pismo Hills) on the other, plus the corridor view of the highway 
itself. It is estimated that 25,000 to 28,000 cars per day travelled 
this route during 1980 (Cal Trans). San Luis Obispo County's Open 
Space Plan and the State Scenic Highway Plan call for the U.S. 
Highway 101 to be designated as a scenic highway. 


State Highway 1 (Dolliver Street): State Highway 1 leaves the 
freeway and passes through the center of the commercial core and 
Pismo Creek area. This route provides easy access to the public 
beaches. This street is in the State Scenic Highway Master Plan for 
future scenic highway designation. The maze of telephone wires, 
poles and power lines contribute to the low visual quality. 
Additional landscaping and underground utilities should be provided 
along this street and the major sign problems in this area such as 
excessive size, visual clutter and incompatibility with its 
surroundings should be properly resolved. 


Price Canyon Road: Price Canyon Road is the entryway to the City 
from the eastern City limits and terminates at U.S. Highway 101 where 
it becomes Hinds Street, a distance of approximately one mile. It 
provides access to the ocean which is visible from the terminal point 
with U.S. Highway 101. Price Canyon Road, named from the canyon 
through which it traverses, continues from the City limits to State 
Highway 227, a distance of 4.7 miles. The 1972 San Luis Obispo Open 
Space Plan designates the road to be a scenic highway. It is one of 
the best examples of a rural scenic road in the county. 
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D: Goals, Policies and Programs 


This phase of the report applies the information gathered form the 
visual surveys and studies previously mentioned and establishes 
goals, policies and programs. The programs also include measures for 
implementation of this element. . 


GOAL VR-1: To protect, enhance, and preserve the desirable visual 
characteristics and scenic views within the scenic corridors. 


GOAL VR-2: To identify, designate and provide guidelines for the 
enhancement and protection of the scenic routes within the City. 


POLICY VR-1: The City will strive for maximum cooperation and 
Coordination between all levels of government in meeting the 
goals adopted as a part of this element. 


Program VR-1: The City shall request the State to declare U.S. 
Highway lOl as official State Scenic Highway within the City 
limits. 


Proaram VR-2: The City shall request the State to declare State 
Haha Tan official State Scenic Highway through the City. 


Program VR-3: The City shall initiate action to declare Price 
Canyon Road a scenic highway in cooperation and coordination 
with San Luis Obispo County. 


POLICY VR-2: The City wishes to safeguard existing scenic values. 


Program VR-4: Any new development along City designated scenic 
highways should not significantly obscure, detract nor diminish 


the quality of scenic views. 


Program VR-5: Development in the foothill areas shall seek to 
maximize scenic values, paying special attention to minimizing 
erosion hazards. Holding of designated buildable areas in open 
space shall be encouraged through bonuses and transfer 


densities. 


Program VR-6: Since it is the City's prerogative to review the 
use of lands within the sphere of influence, the City shall 
recommend to the County Board of Supervisors that billboards in 
the County within the City's sphere of influence be amortized 
and removed. 


Proaram VR-7: The City shall adopt a comprehensive grading 
ordinance to reflect the scenic highway necessities. 


Program VR-8: The existing City setback and height regulations 
are necessary for the protection and enhancement of existing 
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scenic vistas. Planned residential zoning should be utilized to 
encourage better site planning. 


Proaram VR-9: The City shall encourage the County to retain the 
Ontario Hills and freeway hillsides as open space or grazing 


land and the area shall be included within the City's sphere of 
influence so that the County recognizes the City's desire to 
prevent grading on steep slopes over 30 percent. 


Program VR-10: Industrial facilities should be screened from 
view of the scenic highway if feasible and desirable. 


Program VR-11: Future development should minimize the impact on 
scenic views from Price Canyon Road and should balance with the 
natural setting of the area. 


Proaram VR-12: The view of the bluffs over the Dinosaur Caves 
area shall be carefully protected. (Reference Policies SPI-1 
and SPI-2, and specifically, Program SPI-7) 


Program VR-13: Existing ordinances shall be updated to reflect 
scenic highway policies. Special attention shall be given to 
the following: 


Limiting of cut and fill 

Tree preservation and planting 

Bank seeding and planting 

Low density or open space use of steep land 

Cluster development and/or planned development 

Setback from water or bluff edges 

Landscaping of objectionable views 

Easement dedication 

Screening 

Road design 

Right-of-way requirement 

Underground utilities 

Reservation of sites for park, schools, open space, or 
other appropriate public uses consistent with the policies 
of the general plan 

n) Height and bulk of proposed development. 


_———" 
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POLICY VR-3: The City wishes to protect and enhance the scenic 
character of the shoreline, the Pacific Ocean and other marine 
areas, and the hills. 


Program VR-14: Vista stops should be encouraged at scenic areas 
along U.S. Highway 101. Two vista stops are proposed, one to 
serve southbound traffic and one to serve northbound traffic. 


Program VR-15: Billboards shall be prohibited within the scenic 
corridor. 
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Proqram VR-16: The City shall carefully review the development 
and other activities surrounding the Pismo Creek and Pismo Marsh 
areas to preserve the scenic qualities. 


Program VR-17: The City should re-establish the riparian 
woodland along Pismo Creek for the purpose of improving the 


scenic quality as well as preserving ecological value. 


c. Designation of Scenic Highways 
Scenic Highway Designation: The City has complied with the 


requirements needed to obtain official designation of Scenic Highways 
by undertaking the following actions: 


1) A Scenic Highways Element was adopted March 26, 1979 and is 
superseded by this element. 


2) The City requested by resolution to the District Director of 
Transportation that a corridor survey and a Highway Facility 
study be made. 


3) The City adopted a Scenic Highway Plan and program of 
implementation measures. 


4) The City will apply to the District Director of Transportation 
for designation of U.S. Highway 101, State Highway 1 and Price 
Canyon Road as official scenic highways. 


3, SCENIC AND VISUAL RESOURCES ELEMENT 


The purpose of the Scenic and Visual Resources Element is to identify 
and present the Visual Resources Component of the Local Coastal Plan 
(LCP) and to incorporate into this General Plan the City of Pismo 
Beach applicable goals, policies and programs. 


as Visual Characteristics 


The visual resources of the City have been inventoried and evaluated; 
see the Appendix. The goals, policies and programs contained in this 
chapter apply to the entire City, showing that the visual resources 
require guidelines for preservation. In many instances, the 
requirements for aesthetics enhancement are already met while other 
areas require safeguards for preservation so that their unique 
resources can be protected for public enjoyment. 


III-129 


General Plan/LCP 
Council Adopted 1/23/81 


b. Goals, Policies and Programs 


GOAL VR-3: To preserve and protect existing visual and scenic 
assets. 


GOAL VR-4: To encourage restoration and enhancement of the visual 
and scenic quality of areas which are deficient. 


GOAL VR-5: To provide guidance to develop future visual and scenic 
resources and prevent deficits, particularly in the case of new 
development. 


GOAL VR-6: To preserve areas of high visual and scenic value, 
Including natural areas, historic areas, and special viewing points. 


POLICY VR-4: The City will discourage existing signs which unduly 
detract from the visual quality of the area. 


Program VR-18: The existing sign ordinance shall be reviewed 
and revised to reflect scenic highway policies. The required 
information shall be displayed in an effective and attractive 
manner; scenic qualities shall be maintained within scenic 
corridors. 


Proqram VR-19: The sign ordinance shall give special attention 
to the height and size of signs located in scenic areas, such as 
Pismo Marsh and other areas which are visible from scenic 
routes. 


POLICY VR-5: The City will encourage the undergrounding of existing 
and proposed overhead utility lines. 


Program VR-20: The existing City policies for all new 
developments to include undergrounding of utilities are 
necessary and should be retained. 


Program VR-21: Utilities in the commercial core should receive 
priority consideration for undergrounding. 


Proaram VR-22: The City shall develop plans for landscaping 
City public areas to include street tree planting where 
feasible. Guidelines and requirements for all new subdivisions 
shall be included. 


POLICY VR-6: The City will encourage street tree planting and 
general landscaping in the City. 


Program VR-23: Landscaping programs shall be adopted which 
rewde the maintenance of mature trees and conditions for their 


removal. The City shall require adherence to good landscaping 
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practice; that is consider compatibility with soils, atmospheric 
conditions, topography, existing developments, appearance, and 
maintenance as well as resistance to disease, shape, life span, 
availability, and height in relation to scenic obstruction. 


Program VR-24: The City shall request the State to complete the 
Tandscaping of the freeway, and on and off-ramps, and to effect 
scenic improvements, erosion control, sound control, and safety 
with due regard to preservation of scenic views. 


Program VR-25: The City will control design standards for 
street lighting and street furniture. 


Program VR-26: Design and scenic standards for utility 
structures, pumps, water tanks, major transmission poles, etc., 
shall be established for new developments. 


Program VR-27: Public Utilities and public works facilities 
which are not dependent on the ocean shall be located away from 
the ocean front. These facilities should be screened from 
public view and shall be designed in a manner that is compatible 
with the surrounding land forms. 


POLICY VR-7: Information and directional Signs should be 
standarized. 


Program VR-28: The City shall develop a design or other easily 
Tdentifiable characteristic for visitor information signs and 


establish a system for such signs. 


Program VR-29: The City shall request CalTrans to revise the 
Signs along U.S. Highway 101. The number of exits should be 
stated upon entering the City from the north and the south and 
additional street identification signs are needed at certain 
off-ramps. The Pismo State Beach sign from the south in Arroyo 
Grande should also indicate the City of Pismo Beach is a certain 
distance further north on U.S. Highway 101. 


Program VR-30: The restrictive statements from "Welcome to 
Pismo Beach” entry signs should be removed and a welcome message 
should be substituted. 


Program VR-31: The City should erect a well-designed kiosk at 
designated locations to provide off-premise commercial and 


public community advertising and the City safety restrictions 
now appearing on the City entry signs. The kiosk may include 
other public services such as trash receptacles, phones, 
drinking fountains, etc., and landscaping to reduce the 
cluttered appearance of street furniture. Kiosks are 
recommended at the Shell Beach Post Office area, the pier and at 
vista points. 
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POLICY VR-8: City entryways and City owned property designated for 
public use should be landscaped. 


Program VR-32: A landscape plan should be established for the 
scenic entryways into the City, located at State Highway 1 and 
the Grover City limits, U.S. Highway 101 and State Highway 1 
off-ramp area (Price Street, Dolliver Street intersection), 
Palisades Drive northern entrance and Price Street. Landscaping 
should be in scale with the area and not conflict with the 
entryway signs. 


Proaram VR-33: The City should develop a landscape program to 
upgrade City owned property, particularly with regard to City 


street rights-of-way. The program should be initiated as soon 
as possible in order to reduce accumulating weeds and trash. 
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IV. DEVELOPMENT ISSUES 


THE CITY OF PISMO BEACH IS A RECREATION/TOURIST ORIENTED COMMUNITY. THE 
LAND USE CHARACTERISTICS OF THE CITY PLAY AN IMPORTANT ROLE IN DETERMINING 
DEVELOPMENT ISSUES. IN ORDER TO MAINTAIN A WELL BALANCED COMMUNITY, A 
VARIETY OF LAND USES ARE REPRESENTED, CONSIDERATION OF OPEN SPACE, 
RECREATIONAL ACTIVITIES AND PRESERVATION OF ARCHAEOLOGICAL RESOURCES ALSO 
PLAY AN ACTIVE ROLE IN DETERMINING LAND USE DESIGNATIONS. 
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IV. DEVELOPMENT ISSUES 


A. CULTURAL RESOURCES 


1. INTRODUCTION 


There are several State policies regarding the preservation of or 
interference with Native American Heritage. Except for the California 
Environmental Quality Act and the Coastal Act, none of the State policies 
refer to privately owned land. The policies are briefly described in the 
following sections. 


a. The California Coastal Act of 1976 


The California Coastal Plan of 1975 recognized the need to provide 
protection for archaeological resources, noting that "archaeological sites 
resulting from ...thousands of years of human settlement along the coast 
are among the most fragile nonrenewable resources in the coastal zone" and 
that knowledge of prehistoric cultures "can be gained only from the 
detailed study of archaeological remains, the only source for more than 95 
percent of California's cultural history”. 


This common concern for the protection of archaeological resources was 
reflected in the California Coastal Act of 1976 through Public Resources 
Code, Section 30244 which provides that "Where development would adversely 
impact archaeological or paleontological resources as identified by the 
State Historic Preservation Officer, reasonable mitigation measures shal 
be required". 


b. The California Environmental Quality Act (CEQA) of 1970 


The California Environmental Quality Act (CEQA) requires environmental 
effects of significant projects and undertakings be avoided or mitigated. 
(Public Resources Code, Sections 21000, et seq.). This statute currently 
establishes one or the more important mechanisms by which many Native 
American heritage resources on both public and private land are identified 
and protected in California. 


The mitigation requirements of CEQA apply only when it js determined that 
a proposed project may have a significant effect upon the environment. 
The criteria used in determining a "significant effect" includes the 
elimination of “important examples of the major periods of California 
history or pre-history’. (State EIR Guidelines, California Administrative 
Code, Title Ic, Division 6, Chapter 3). However, the guidelines do not 
include native American heritage, Indian cemeteries and cultural remains 
as specific topics of environmental concern. The guidelines additionally 
fail to list an agency of special expertise in that subject which might be 
consulted. To resolve these problems, the American Heritage Commission 
has begun working with the Resources Agency and the Office of Planning and 
Research in revising the EIR guidelines. 
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or Public Resources Code 


Section 5097.9 of the California Public Resources Code stipulates that it 
is contrary to the free expression and exercise of Native American 
religion to interfere with or cause severe or irreparable damage to any 
Native American cemetery, place of worship, religious or ceremonial sites 
or sacred shrine. 


Section 5097.5 of the California Public Resources Code makes it a 
misdemeanor... "for a person to knowingly and willfully excavate upon, or 
remove, destroy, injure or deface any historic or prehistoric ruins, 
burial grounds, archaeological or vertebrate paleontological site situated 
on public lands, except with the expressed permission of the public agency 
haveing jurisdiction over such lands. As used in this section, Public 
Lands means lands owned by, or under the jurisdiction of the State, or any 
City, County, district. authority or public corporations, or any agencies 
thereof. 


Section 6221 of the California Penal Code makes it a misdemeanor to... 
"disfigure, deface or destroy any object of archaeological or historical 
interest or value, whether situated on public lands or within any public 
park or place." 


d. Health and Safety Code 


Several statutes regulate exhumations, dissections, mutilations, removal, 
internment, collection by unauthorized agencies and individuals of 
historic and archaeological Native American remains. 


Section 7052 of the California Health and Safety Code makes it a felony to 
mutilate, disinter or remove from the place of internment any human 
remains. This felony is punishable by up to 5 years in prison. 


Section 8101 of the California Health and Safety Code requires up to 6 
months in jail and/or $500 fine for obliterating or disturbing a grave. 
Other sections of the Health and Safety Code relate to Historic remains 
regarding death certificates, disposition permits, markers or location 
records and burial places (H. & S. 7054, 7500, 10375.- 7114, 7052, ~and 
Government Code 27491). These laws require that the coroner's office be 
contacted in the event that human remains are uncovered. 


As indicated above, these various policies do not apply to archaeological 
resources on private lands; nor do they provide adequate protection of 
archaeological resources from developments on publicly held lands. 


2. CITY POLICIES REGARDING ARCHAEOLOGICAL AND HISTORICAL RESOURCES 


The City has been aware of some archaeological and historic sites, (e.g. 
Price Adobe, the City Hall and the portion of SLO-832 in the’ school 
property). To date only the Price Adobe has been considered for 
nomination to National Register of Historical Places. The City has no 
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formal policies regarding the preservation of significant archaeological 
and historical resources, but has recognized the need for the formation of 
such policies. 


To date, the only available information regarding the presence or absence 
of archaeological sites has been from the field reconnaissance activities 
conducted as part of the EIR requirements under the CEQA Guidelines. No 
major unified effort has occurred until recently to collect and map the 
locations of known archaeological or historic sites, nor has any agency 
concerned with archaeological or historical sites provided the City with 
information regarding archaeological and historical sites. 


The City has recognized the need to further investigate the extent of the 
archaeological resources and to set up procedures and guidelines for 
identifying, evaluating and mitigating impacts to significant archaeologic 
and historic resources. In the interim, as part of the EIR process and 
permit process, the following standard condition has been placed on all 
large developments requiring a conditional use permit, variance, tract map 
approval or development permit. 


"In the event of the unforeseen encounter of subsurface materials 
suspected to be of an archaeological or paleontological nature, all 
grading or excavation shall cease in the immediate area, and the find 
left untouched until a qualified professional archaeologist or 
paleontologist, whichever is appropriate, is contacted and called in 
to evaluate and make recommendations as to disposition, mitigation 
and/or salvage. The developer shall be liable for costs associated 
with the professional investigation." 


The known and registered sites recently have been mapped by the City. The 
registered sites are those which have been identified by an archaeologist 
during field investigation and are on file with the State Historic 
Preservation Officer at the Regional Archaeological Site Survey Office in 
Aptos, California. To date, only sites identified in the City limits have 
been noted on the City's survey map. No method has been established for 
the City to update this map as archaeological field reconnaissance reports 
do not come to the City (unless as a part of an EIR) but go directly to 
the Regional Archaeological Site Survey office. A large portion of the 
City has been surveyed. Figure DE-1 denotes those areas in the City which 
have been surveyed and which have archaeological significance. However, 
the map is not entirely accurate. Some of the surveyed areas have had 
superficial reconnaissance only and may still contain archaeological 
evidence. Several areas which have been previously surveyed by qualified 
archaeologists have been resurveyed and evidence has been uncovered. In 
addition, areas which have been developed, such the downtown area and 
Shell Beach, may still contain significant resources below the surface 
which may or may not have been damaged during construction. 


Lastly, there is one identified site in the City of particular religious 
and archaeologic importance, which lies of public property. This is 
SLO-832, located on school district property. A conflict has arisen 
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between the desire to preserve the site in an undisturbed state and the 
ability to compensate the school district for the property. This will 
require further investigation on the part of the concerned Indian groups, 
the State and the City in the near future. 


Many of the known archaeological sites are on private property, and unless 
funds are available for acquisition of the property, there is no current 
method for site preservation--only mitigation. Under CEQA, single-family 
residences and projects less than four units are exempt from environmental 
report preparation unless archaeological resources are known to be on the 
property. In many instances, sites of archaeological importance are 
unknown and are not uncovered until grading and site preparation has 
begun. 


In addition, there is no uniform method for dealing with archaeological 
resources once they are identified. Permit conditions have never 
clarified what mitigations are appropriate to protect archaeological 
resources, recognizing that no single mitigation is appropriate for the 
variety of the archaeological resources discovered. Clarification is 
necessary and guidelines should be established so that the proper 
mitigation is followed depending on the nature of the resource. 


3. GOALS, POLICIES AND PROGRAMS 


GOAL CR-1: To preserve to the greatest extent possible significant 
archaeological and historic resources. 


POLICY CR-1: Designated or potentially significant archaeological and 
historical sites should be protected. 


Program CR-1: Any archaeological sites of state-wide significance 
shall be nominated for inclusion in the Registry of California 
Historic Landmarks. Those of national significance shall be 
nominated for inclusion in the National Registry of Historic Place 
and the National Historic Landmark Program. 


Program CR-2: All projects requiring construction which lie within 
the areas designated on the current Archaeological and Historic 
Resources sensitivity map (Figure DE-1) shall be subject to review to 
determine if significant archaeologic and historic resources are 
present on the project site. 


Program CR-3: The archaeological sensitivity map (Figure DE-1) as 
prepared as a part of the Local Coastal program, shall be subject to 
regular review and refinement. In the absence of special funds to 
up-date the map, the City shall encourage the voluntary review of the 
map by qualified representatives of the archaeological and Native 
American Community. Such revisions shall be subject to the review 
and comment of the State Historic Preservation Office. 
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Program CR-4: Prior to the issuance of a zoning clearance or 
development permit, a surface survey of the project site shall be 
conducted by a qualified archaeologist recognized by the State 
Historic Preservation Office in areas designated on _ the 
Archaeological and Historic Resources Sensitivity map (Figure DE-1) 
as potentially containing archaeological resources or other 
undesignated sites which may contain archaeological or historical 
resources. Specific recommendations prepared by the archaeologist 
shall be incorporated into the final project approval to the extent 
feasible and appropriate. 


Program CR-5: All projects requiring City approval shall incorporate 
the following standard provision into the permit conditions: 


Should archaeological resources be disclosed during = any 
construction phase of the project, all activity which could 
damage or destroy these resources shall be temporarily suspended 
until the site has been examined by a qualified archaeologist 
and mitigation measures have been developed to address the 
impacts of the project on archaeological resources. Such 
mitigation shall be subject to review and approval of the permit 
issuing agency. 


Program CR-6: Where development occurs on a privately held 
archaeological site, mitigation measures prepared by a qualified 
archaeologist shall be incorporated into the design including 
construction methods which will minimize the impacts of the 
development on the archaeological resources. 


Program C-7: Where damage or destruction of archaeological resources 
stemming from development of a recognized site cannot be avoided, or 
mitigated, the site shall preserve the fullest archaeological record 
possible for future analysis and evaluation using the most current 
archaeological record possible for future analysis and evaluation 
using the most current archaeological methods available. 


Program CR-8: All available measures including purchase, tax relief, 
purchase of development rights, etc., shall be explored to avoid 
development on significant archaeological sites. Where sites 
containing significant archaeological resources are already in public 
ownership, including ownership of the City, the City shall encourage 
the retention of the site in public ownership and the protection of 
the archaeological resources. The transfer of City-owned properties 
containing significant archaeological resources shall be accompanied 
by a deed restriction containing provisions protecting the 
archaeological resources on the site. 


Program CR-9: Activities other than development which could damage 
or destroy archaeological resources including, but not limited to, 
off-road vehicle activity and unauthorized collecting of artifacts, 
shall be prohibited unless specifically permitted by the permit 
issuing agency with provisions for adequately protecting any 
archaeological resources. 
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B. RECREATION AND ACCESS ELEMENTS 


1. INTRODUCTION 


This section contains the Recreation Element and Access component of the 
General Plan. A Recreation Element is an optional part of a General Plan 
(PRC Section 65303) and a requirement of the Coastal Act of 1976. The 
Access Component is the mandated component to be added to the General Plan 
as required by the Coastal Act of 1976 (PRC Sec. 30500). The Coastal Act 
Policies as they relate to access and recreation are given on Table DE-1. 
The public access and recreation goals, policies and programs contained 
here are based upon Section 4, Article X of the California State 
Constitution which guarantees the public's right of access to the beach 
along the 1072 miles of coastline. The recreation and access policies 
should be reviewed in the context of the background information contained 
in the National Resources, Conservation and Open Space chapters of the 
General Plan. The Appendix contains further background information 
regarding Recreation and Access. 


2. RECREATION ELEMENT 


The City contains both State and City recreational uses. Pismo State 
Beach, under the direction of the State Department of Parks and 
Recreation, comprises 1.5 miles of the City's only major sandy beach and 
is the major recreational area of the Cityin sineaddition,athe: City nas 
approximately 51 acres of additional public park area either developed or 
in the process of being developed. Almost all (99 percent) of this park 
area is within the Coastal Zone. 


Given Pismo Beach's tourist/recreational emphasis, an excellent park-beach 
system is essential for three reasons. First, access to parks and open 
space is important to the well-being of the area inhabitants; a wide range 
of recreational activities help to make the area an enjoyable place to 
live. Second, the influx of tourists to use recreation facilities is 
basic to the area's economy. Third, the preservation of open space is 
vital to maintaining a balanced healthful environment. 


The discussion of recreational use demand and facilities is divided into 
two major sections: 1) the State Park Facilities, and 2) the more 
conventional parks and recreation areas under the preview of the City 
Parks and Recreation Commission. Access will be covered separately in the 
other section of this report. 


a. Pismo State Beach 


Because the 1.5 miles of sandy beach in Pismo Beach is under the direction 
of the State Department of Parks and Recreation, the City's responsibility 
for planning in this area is indirect and is only advisory. The City can 
recommend to the State possible actions or activities necessary to 
maintain its recreational value. 
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TABLE DE-1 


COASTAL ACT POLICIES RELATING TO 
RECREATION AND ACCESS 


30210. In carrying out the requirement of Section 4 of Article X of the 
California Constitution, maximum access, which shall be conspicuously 
posted, and recreational opportunities shall be provided for all the 
people consistent with public safety needs and the need to protect public 
rights, rights of private property owners and natural resource from over 
use. 


30211. Development shall not interfere with the public's right of access 
to the sea where acquired through use, custom, or _ legislative 
authorization, including, but not limited to, the use of dry sand and 
rocky coastal beaches to the first line of terrestrial vegetation. 


30212. Public access from the nearest public roadway to the shoreline and 
along the coast shall be provided in new development projects except where 
(1) it is inconsistent with public safety, military security needs, or the 
protection of fragile coastal resources; (2) adequate access exists 
nearby, or; (3) agriculture would be adversely affected. Dedicated 
accessways shall not be required to be opened to public use until a public 
agency or private association agrees to accept responsibility for 
maintenance and liability of the accessway. 


Nothing in this division shall restrict public access nor shall it excuse 
the performance of duties and responsibilities of public agencies which 
are required by Section 66478.1 - 6648.14, inclusive, of the Government 
Code and by Section 4 or Article X of the California Constitution. 


30212.5. Wherever appropriate and feasible, public facilities, including 
parking areas or facilities, shall be distributed throughout an area so as 
to mitigate against the impacts, social and otherwise, of overcrowding or 
overuse by the public of any single area. 


30213. Lower cost visitor and recreational facilities and housing 
opportunities for persons of low and moderate income shall be protected, 
encouraged and, where feasible, provided. Developments providing public 
recreational opportunities are preferred. 


30220. Coastal areas suited for water-oriented recreational activities 
that cannot readily be provided at inland areas shall be protected for 
such use. 


30221. Oceanfront land suitable for recreational use shall be protected 
for recreational use and development unless present and foreseeable future 
demand for public or commercial recreational activities that could be 
accommodated on the property is already provided for in the area. 


30223. Upland areas necessary to support coastal recreational uses shall 
be reserved for such uses where feasible. 
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However, the Coastal Act requires that any project proposed by a state 
agency for land lying within the coastal zone of a local jurisdiction be 
found to conform with that local jurisdiction's regulations before 
development of any type can occur. For this reason, it is necessary that 
the City's planning efforts establish specific policies regarding access 
to, and use of, the portion of the State lands which lie within City 
boundaries. 


The Pismo State Beach was established in 1934 and expanded through later 
acquisitions to comprise the existing 2,290 acre park (1,000 acres of 
which are below the mean high tide line). In addition to the beach 
itself, which is broad and gently sloping and is habitat of the Pismo 
Clam, the park includes lagoon areas along the lower course of Meadow 
Creek and north of the mouth of Arroyo Creek; stabilized dune areas 
between Meadow Creek and the ocean; and higher and wilder dunes south of 
Arroyo Grande Creek, largely stabilized and included within the Pismo 
Dunes Natural Preserve. 


The State Department of Parks and Recreation has defined the purpose of 
Pismo State Beach as follows: ‘The purpose of Pismo State Beach is to 
make available to the people an outstanding coastal area of beach and sand 
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dunes located in and southward from the City of Pismo Beach in San Luis 
Obispo County. Specific recreational activities to be perpetuated and 
provided for include the aesthetic enjoyment of dunes and shore, beach 
vehicular travel, when consistent with the perpetuation of the natural 
values; camping, both in established inland facilities and on the beach in 
appropriate zones; fishing and clamming under appropriate applicable 
regulations; and walking or riding horeseback in the sand dune areas 
(General Development Plan, page 41)." 


Pismo State Beach is one of the most popular of California's State Parks. 
In 1977, the State Beach and Vehicular Recreation Area, both within and 
outside of the Pismo Beach City limits, attracted over two million 
visitors. This has increased in the recent years to about three million 
visitors in 1979 (State Department of Parks and Recreation). Peak use has 
been as high as 28,000 visitors a day on a holiday weekend. On the Fourth 
of July, 1979, peak use was estimated at 10,000 visitors. Peak use days 
presently occur during the major holiday and three day weekends such as 
Memorial Day and Labor Day weekends. 


The State Department of Parks and Recreation developed the Pismo State 
Beach and Pismo Dunes State Vehicular Recreation Area General Plan and 
Resource Management Plan, prepared in November 1974 and adopted by the 
Coastal Commission in 1975. The plan's two major purposes are to 
recommend an immediate course of action to reduce the existing access and 
camping problems and to provide the State Beach and the Pismo Vehicular 
Recreation Area with a document that will guide the growth and management 
of resources well into the future (General Development Plan, page 3). A 
review of this plan was made by the City Planning Department, and those 
sections of the plan which relate to the City are summarized in the 
background report, see the Appendix. The plan calls for the following 
improvements to the State Beach areas within Pismo Beach (see page 75 of 
the General Development Plan). 


a. Discontinue the Ocean View Vehicular Access Ramp (this has 
already occurred). 


b. Establish parking in the area of Pismo Creek (130 spaces). 


c. Construct bicycle trail concurrently with road system (State 
Highway 1). 


b. Community Recreation Facilities 


Given Pismo Beach's tourist/recreation emphasis, an excellent park-beach 
system is essential in order to maintain a balance between a healthful 
environment for area inhabitants and an appealing destination for 
visitors. 


The word recreation brings to mind active sports and beach-oriented 
visitors in recreational vehicles. Not to be forgotten are the quieter 
recreational pursuits of the local residents, especially the active 
retired and elderly segments of our population (we have an unusually high 
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percentage of people over sixty in Pismo Beach). Much recreation is 
passive or non-beach oriented, with a need for less obvious amenities 
(resting benches, linked trails), points of interest (such as lookout 
points and informational displays), public restrooms and drinking 
fountains. Pismo Beach's economic health is closely tied to what she 
finds to enchance and retain for the tourist population to enjoy. Her 
civic health is closely tied to what she responds to as the needs of her 
resident population change. 


Prior to analysis of City Parks and Recreation facilities, the community 
characteristics, demographic composition and future growth were examined. 
These data are contained in the Appendix of the background report and 
Chapter 2 of the General Plan. To summarize, the major communi ty 
recreation facilities existing in Pismo Beach satisfy the general demand 
for recreation land area. Additional facilities may need to be provided 
as the city grows; this will primarily be neighborhood parks and open 
space. 


As part of the background data inventory, the City conducted a return mail 
survey in 1973 to determine recreational facility needs; this survey is 
contained in the background report in the Appendix. The conclusions of 
the survey showed that designing recreational facilities for persons over 
the age of 50 was more jmportant than in most communities. Park 
preferences were for wooded parks with informal picnic areas (30 percent) 
and for improvement of the City's beach areas (over 50 percent). This 
survey should be updated within the next five years (early 1980s) to 
determine if recreational needs have changed. 


Community Parks: Every community deserves to have a community park which 
includes active and organized sport areas (tennis courts, soccer field, 
baseball diamond, swimming pool, basketball courts, etc.). Specific 
spaces allocated in this City could provide for many or aly Oremtnese 
activities, when developed. A community park should also provide for 
quieter recreational pursuits, such as picnicking, small children's 
playground, and meandering walks (paths, benches, information displays, 
etc.). The groundwork for a community park complex on the City property 
adjacent to the creek and sewer plant has been initiated. This could grow 
into. an inviting combination of active and passive recreational 
opportunities. The property to the east and across the creek would be 
ideally suited for inclusion of picnicking, hiking and quite recreation 
centered around the Price Adobe historic early California rancho and 
museum. 


Neighborhood Parks: The gradual infill of vacant land has intensified the 
need for designated neighborhood parks to provide for three needs: a 
place for children to play, a pleasant destination for walks, and a visual 
break in development (see Open Space Goals). Parks should be planned to 
include the particular needs of older people, wilderness areas for 
pre-teen children, off-beach tot-lots and benches and restrooms. 
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Regional Parks and Related Access: Many residents of Pismo Beach use 
Lopez Lake (located outside the City limits) and the State Beaches for 
recreation, especially for fishing, clamming and boating as well as scenic 
drives. 


These regional parks are an important part of the City's ability to 
attract residents and tourists, and the quality of these parks can affect 
Pismo Beach's economic vitality. 


Active Recreation Facilities: In addition to community parks, public and 
private recreational facilities are needed in the City. Accessible public 
or privately owned facilities such as a golf course, skating rinks, tennis 
courts, bowling alleys, etc., should be available. Some of these 
facilities currently exist (such as the roller skating rink) in the City. 
Other types of facilities should be provided in addition to these 
faci jaties- 


Passive Recreational Facilities: Residents have expressed a need for 
passive recreational facilities. These facilities include walking trans, 
benches, public interest points (viewpoints and ocean overlooks), 
convenience stations (restrooms, drinking fountains, rest areas), public — 
education points (information displays, natural resource interest stops, 
road side maps, etc.), and grassy areas of open space, nature trails, etc. 
Included as passive recreation is shopping and browsing in commercial 
areas, a favorite leisure pastime. The commercial areas should be 
coordinated with passive recreational uses. These facilities are needed 
throughout the City, and where possible, they should be linked to tourist 
overnight areas and residential neighborhoods. Outdoor theaters, 
organized street entertainment, art fairs, bazaars, festivals, etc. are 
very important forms of passive recreation which should be encouraged 
year-round in the City. 


Maintenance of Existing and Proposed Facilities: There is much resident 
concern over the low quality of maintenance of many of the City parks. 


The quality of park and recreation facilities in a City are as much a 
function of maintenance and facility development as of park size and 
location. The natural beauty or the landscape quality of parks evoked a 
strong response from the people surveyed in 1973 (see the Appendix). 
Trash and poor maintenance were mentioned by many people surveyed as 
something disliked about the parks visited. 


Gs Recreation Standards 


Generally recognized crude standards for local recreation facilities are 
provided in Table DE-2. Even such crude standards may not Hit athe 
conditions of all urban areas, and where warranted, local adaptions should 
be developed. In more detailed studies of recreation space requirements 
in extensions of those developed for the preliminary land use plan; 
variations in these standards would be developed according to density 
classes or residential developed. 
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TABLE DE-2 
GENERAL STANDARDS FOR LOCAL RECREATION AREAS 


FACILITY OR AREA POPULATION STANDARD SITE-SIZE STANDARD 
Playground 1 acre/800 population SeLOrosactes 

Local Parks 1 acre/1000 * population 2 or more acres 
Recreation Center 1 acre/800 population 15, to 20..acres 

or Playfield 1 acre/800 population 10 to 30.acres 


*Varies according to residential densities ranging from 2 acres per 1000 
population in areas of multi-family dwellings down to three-quarters of an 
acre per 1000 population in single family developments. 


de Coastal Recreation Standards 


In addition to the community park standards normally used to assess park needs, 
the Coastal Act of 1976 mandates that tourist recreational use be provided, 
including those facilities needed to support them (parking, hotels, etc.). For 
the purpose of this element, the following definitions will be used to 
determine Coastal Act related recreational uses: 


1. Coastal dependent recreation: Activities which require a coastal 
Tocation in order to occur, i.e., fishing, boating, beach activity, 
and nature study. 


9. Coastal related recreation: Activities which are popular in coastal 
Tocations but also occur inland, ji.e., camping, picnics, volleyball, 
walking and jogging. 


a. Non-coastal dependent recreation: Activities which are unrelated to 
a coastal location, i1.e., baseball, bowling, golf, swimming (pool), 
tennis, etc. 


In many instances the Coastal Act goal of providing maximum opportunities for 
recreation is subservient to the goal of protecting natural resources, 
particularly environmentally sensitive habitat areas. However, many existing 
City and proposed recreational areas are adjacent to significant habitat 
resources, i.e., wetlands and tidepools. The concept which provides a 
framework for resolution of these conflicting coastal goals is that of 
recreational carrying capacity. The recreational carrying capacity is the type 
of use that can be supported over a specified time by a recreation area 
developed at a certain level without causing environmental damage or adversely 
affecting the experience of the visitor. 


Recreational carrying capacity is composed of three components: environmental, 
facility and social capacities. Environmental capacity refers strictly to the 


IV-14 


y 


General Plan/LCP 
Council Adopted 1/23/81 


level of use that can be tolerated by the physical environment, including all 
plant and animal species, without degradation or damage. Facility capacity 
refers to the level of use which the built environment can withstand; and 
social capacity is the level of activity most acceptable to the participant. 
In terms of weighing these components, the Coastal Act (Sections 30210 and 
30212) gives priority to environmental capacity as a constraint in determining 
appropriate intensities and kinds of recreational uses for a site. 


While quantification and measurement of recreational carrying capacity is 
difficult, sufficient information exists to generally describe the 
environmental carrying capacity of various coastal environments. For example, 
dry sandy beaches can tolerate intense recreational use without adverse 
effects, although quality recreational enjoyment can be a limiting factor. The 
carrying capacity of uplands and bluffs is dependent on the kinds of plant 
communities and animal species present. Bluffs are also subject to erosion 
from heavy foot traffic. Tidepools are extremely fragile environments; the 
principal impacts of recreational uses are trampling and collecting of 
specimens. Wetlands and streams are also vulnerable to degradation from 
recreational activities, particularly trampling of vegetation, erosion, and 
disturbance of animal species. Considerations such as these should be 
evaluated when determining new locations for recreational facilities. 


e. General Recreation Goals and Policies 


The following defines the goals and policies for provision of general 
recreation facilities. 


GOAL R-1: To fully utilize the natural advantages of Pismo Beach's location 


and climate by providing recreational opportunities and suitable visitor 


services for all ages and incomes. 


POLICY R-1: The City recognizes that the ocean shore and its environs is, and 


should continue to be, the principal recreational feature in Pismo Beach. 


POLICY R-2: The beach and parks shall be free to the public. 


Program R-1: Ocean front land shall be used for recreational and 
recreation related uses where feasible. 


Program R-2: The beach and some parking within walking distance to the 
regional parks shall be free to the public in an effort to ensure that 
coastal related recreational opportunities are provided to all income 
groups. 


Program R-3: The City shall develop a Downtown Beachfront Improvement 
Plan. 


Program R-4: The City should seek to provide necessary access links 
between recreational areas including a beachfront boardwalk. 
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POLICY R-3: The City recognizes the contribution of the private sector to 


recreation and, within the constraints of the best interests and desires 
of a majority of its citizens, encourages private enterprise--both 
non-profit and business--to continue to fulfill this function. 


Program R-5: The City shall cooperate in community planning of public and 
free-enterprise recreational uses, both active and passive, in_ the 
downtown area. 


POLICY R-4: The City recognizes that its residents need neighborhood parks, 


activity centers and an all purpose park. 


Program R-6: The City will cooperate with Arroyo Grande, Grover City, and 
State and Federal governments in development of an all purpose communi ty 
park. 


Proaram R-7: The Park and Recreation Commission should bi-annually 
(spring and fall) review with staff ways to improve maintenance and design 


quality of existing parks and facilities. 


Program R-8: The City should increase coordination with the school 
district to maximize use of school facilities for recreational purposes. 


Program R-9: Programs of public education should be undertaken to combat 
Tittering in parks. 


Program R-10: The City shall provide high-priority City services to 
public recreational areas (equipment maintenance, police protection, 
regular clean-up). 


Program R-1ll: The City shall design and develop an attractive, useful 
system of recreation areas in conjunction with the open space plan (see 
Natural Resources). 


Program R-12: The City shall locate new neighborhood parks near schools, 
wherever possible, to allow joint use of facilities. 


Program R-13: The City should develop the area near the City baseball] 
diamond for organized and active sports activities. 


Program R-14: The City shall establish a schedule of capital 
improvements. 


POLICY R-9: The City recognizes that different citizens have different 


recreational needs (children, elderly, organizes teams, handicapped, R.V. 
visitors, etc.), and in so far as resources and feasibility permit, should 
arrange to accommodate their requirements. 


Program R-15: The City will identify and provide for the special 
recreational needs of less active and aged people. 
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POLICY R-6: Programs of cooperation with City residents and business people, 


neighboring cities, and County, State and Federal agencies shall be 
established to maintain current data required for the accurate evaluation 
of the City's recreational needs. 


Program R-16: The City will continuously monitor the recreational needs 
of the community and service those needs. 


Program R-17: The City will consider the recreation aspects of the 1974 
Downtown Development Plan as an expression of wishes of business people 
and residents. The City shall also incorporate relevant Coastal Act 
Policies in the Downtown Development Plan. 


POLICY R-/7: Major natural systems of marshes, streams and historical areas 


Should be considered as settings for community or regional parks with 
appropriate measures taken to protect these areas from human erosion. 


Program R-18: The City shall give primary attention in park planning and 
management in all parks to the preservation of natural beauty and 
integrity of the land within their natural resource limits. Landscape 
design should support this concept. 


POLICY R-8: The City shall make every effort to establish adequate 


neighborhood parks with necessary access links in developing areas. 


POLICY R-9: Under utilized park land should be redesigned to improve the 


total system. 


Program R-19: Land adjacent to the existing Baseball Park and not 
required for expansion of the waste water treatment facility should be 
held as a reserve for future organized sport activities, including a 
swimming pool if feasible. 


POLICY R-10: The City will encourage an active recreation program. 


Program R-20: The City should develop a plan for coordinated recreation 
Opportunities throughout the community. 


i, Specific Site Recreation Policies 


Specific site recreation plans and programs for implementation of the 
recreation goals and policies are given in Table DE-3. These policies and 
programs are given by recreation area and by neighborhood planning area. 
Figure DE-2 identifies the location of the recreation areas within the City, 
and the numbered recreation areas on the figure are keyed to Table DE-3 for 
easy reference. These policies represent generalized recommendations to the 
Parks Commission and may be modified by the Commission with the approval of the 
City Council. 
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Linear Park 


Designed for viewshed 
and access link to coast 


Access via Florin St. Low 
maintenance landscape and 
open space park. 


Part of approved development. 


cH 
- |= 
oO |r, 
= |e 
and 
a Se 
|= jac NAME MAJOR FINDINGS PROPOSALS IMPLEMENTATION 
1 | AT Archaeological Park is designated to Low use open space with low Part of approved development. 
Site protect archaeological. maintenance landscaping. 
2 | A | Neighborhood Primarily for residents; Park should serve residents; Part of approved development. 
Park should be active area. include playground uses. 
a 


4 South Palisades Should be a view area Develop with fencing bluff Land and stairs to be deeded 
Park rather than active rec- to deter paths to beach. to City by developer. Addi- 
reational area and serve’ Include 2 accesses to beach. tional requirements may be 
visitors. Neighborhood Low maintenance-drought imposed as permit conditions. 
areas should be sepa- tolerant vegetation. Mean- 
rated from visitor areas. dering path & view points 
Hazards problems are suggested. Recommended 
severe. Paths should width is 50-100 ft. along top 
be set back from bluff. of blufftops. 
5 Spyglass Point Master Plan existing. See Master Plan. See Master Plan; Grants are 
Park Park under development. possible. 


Seacliff Park 


| mg 


Existing natural area 
for use as view over- 
look. 


Residents like park natural. 
Recommend with drought tol- 
erant vegetation & low 

shrubs no trees; add stairs. 


List on capital improvement 
program or develop as civic 
project. 


7 | GJ Shell Beach School has grass play- Beach access & bike should be Responsibility for upgrading 
School ing fields & 2 baseball coordinated with school. The and financing is school 
diamonds. Existing facilities should be upgraded board's. 
facilities seem adequate. as user needs change. 
H | Ocean Park Parking is a major defi- Landscape portions not land- State or Federal Grants 
ciency; plans developed; scaped. Add stairs at Vista possible. 
See 1979 Access Grant Del Mar Ave. 
Application for Master 
Plan. 
9] H| Margo Dodd See 1979 Access Grant Pier Ave. stairs will be re- Grant monies maybe available 
Park Application for Master placed. Benches & parking for further park improve- 
Plan. See also #6. are priority. See 1979 Grant ments. 
Cliff is safety hazard. application for stairs. 
| Excellent wildlife 
tp td > 


IV- 


o| MAP NO. 


PLANNING 
ers Pa | AREA 


cal 


NAME 
Dinosaur Caves 


Elmer Ross 


Beach 


Pismo State 


Beach 


Pismo Creek 
Parks 


Pismo Creek 
Trail 


TABLE DE-3 RECREATION PLAN SUMMARY (CONT. ) 


MAJOR FINDINGS 
Beach access is via Pier 
Ave. Stairs. Potential 
bike & pedestrian link 
with Margo Dodd Park & 
Shorecliff Inn. 
Beach adjacent to Shore- 
cliff Inn & City property 
Parking & paths are 
public easements. 
State Beach by Pier is 
high use area which needs 
major improvements to 
meet carrying capacity. 
See also Boardwalk Plan. 


Chain link fence blocks 
access to Creek; Barbe- 
cue pits need repair, 
pedestrian access inade- 
quate. Park is extremely 
underutiliaed. Link with 
Creek Trail. 

Potential exists for 
linking beach, baseball 
park & Price St. Adobe 
Park by trail along 
creek. 


PROPOSALS 
Area should be developed with 
drought tolerant vegetation. 
Paths away from bluff edge. 
See open space discussion. 


Park is in good condi- 
adequate. Add parking. 


Repair seawall, stairs, rest- 
rooms, pier, etc. Suggest 
development of a Master Plan 
for beach as part of proposed 
Boardwalk plan. 


Redesign to improve park sys- 
tem and merge with Pismo 
Creek Trail. Consider turf 
parking for peak holiday use. 


Biketrail, foottrail, natural 
landscape par cours track; 
benches are proposed. Sug- 
gest land acquisition on each 
side creek for service, etc. 
Design of links to baseball 
park, Adobe Park & beach is 
crucial & should facilitate 
use of these parks & enjoy- 
able circulation up & down 
creek. 
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IMPLEMENTATION 
See #4. State agency should 
acquire whole Dinosaur Caves 
area. 


No action necessary at this 
time. 


City should investigate 
sources of funding. State 
has some responsibility. 

See State General Development 
Plan. 


City should investigate 
sources of funding. State 
has some responsibility. 
See State General Develop- 
ment Plan. 


Through subdivision and/or 
planned development process 
certain key portions may 

need to be purchased. Money 
may come from sale of portion 
of Pismo Creek Parks or from 
access grant. 
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NAME 
North Beach 
Day Use 
Facility 


Pismo Marsh 
Reserve 


Oak Park 
Heights 
Neighborhood 
Park 


Price Adobe 
Historical 
Park & Reserve 


Golf Course 
(Proposed) 
Baseball Park 


TABLE DE-3 RECREATION 


MAJOR FINDINGS 
Day use access is needed 
in North Beach Camp 
ground. The southernmost 
campground could be 
used. Butterfly habitat 
is an important resource. 


Highly sensitive area. 
Access & use should be 
restricted to specific 
areas. 


Should be developed 
principally as a neigh- 
borhood park & should be 
oriented to all age 
groups with emphasis on 

oung children & elder] 
This of regional signi- 
ficance. Adobe is a 
registered historical 
monument. 


Proposed as private 


course but open to public. 


Access to ball field poor 
Rodifficulirtos find? 
Grandstands need repair 
or replacement. Only half 
of area in use. Other 
half should be designed 
to meet community needs. 
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PLAN SUMMARY (CONT. ) 


PROPOSALS 
Parking in southend. Entrance 
could be in existing camp- 
ground entrance. Trails link- 
Highway 1 & beach needed. 
Eventual development of park 
area recommended similar to 
El Capitan State Park; sign- 
ing and parking for Butterfly 
area. 
Recommend parking off 4th St. 
& within commercial projects, 
paved or red rock trails, 
lookout points & information 
center. 
Specific plans should be 
coordinated with future devel- 
ment plans of area. 


Adobe should be restored & 
developed perhaps as a museum 
and working rancho. 


Will be developed as part of 
PR Zoning. 

Improve existing facilities 
with emphasis on access & 
parking. Core facility of 
restrooms, drinking fountain, 
phone, etc., should be pro- 
vided. Upgrade landscaping. 
Connect to Pismo Creek Trail 
With proper access; a recrea- 


IMPLEMENTATION 
Under the purview of State 
Parks & Recreation; City 
should recommend minimum 
improvements. Coordinate 
with Calif. Dept. of Parks 
Recreation. 


Under purview of State Fish 
& Game, City should recommend 
minimum improvements. 


Should be developed as PR 
requirements dictate. 


State, Federal, Civic & City 
programs should be implemented 
to develop this facility. State 
should acquire the adobe if it 
is not dedicated as part of 
future development to meet PR 
requirements. 

Developed with private funds. 


Grants may be possible. Use of 
volunteer help & labor is 
desirable. Should be on Capital 
Improvement Plans. 


ticgpacility could be here. y 2 
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NAME 
Boosinger Park 


Chumash Indian 
Site Reserve 


Judkins Inter- 
mediate School 


Bello St. 
Tennis Courts 


Pismo Canyon 
Preserve 


Neighborhood 
Park 


Neighborhood 
Nature Park 
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MAJOR FINDINGS 
Nice grassy park serving 
existing neighborhood. 
Dramatic ocean views 
from rock ridge; Ridge 
not owned by City. 


Archaeological site of 
major (unknown) signi- 
ficance. Park should be 
minimally developed both 
to preserve site & to 
control use of site as a 
public information area. 
Existing playground area 
recently improved. 


Facilities in City Hall; 
Fencing & retaining wal] 
needs repair. 

Area has scenic natural 
resource qualities 
(springs) and provides 


natural visual enjoyment. 


Park should be neighbor- 
hood oriented to meet 
future needs of Freeway 
Foothills areas. Park 
design should consider 
indicated improvements. 
Park should be natural 
with improved dirt path. 
Natural scenic qualities 
should be preserved. 


PROPOSALS 
The rock outcrops should be 
acquired & developed with 
natural pathways & elimina- 
tion of poison oak. Rework 
picnic area & provide tot lot; 
consider drinking fountain. 
Park should be fenced & open 
at specific times. Landscaping 
& improvements should be com- 
patible with the tradition of 
of the site. A master plan 
should be developed. 


Should be upgraded as needs 
users change. Baseball fields 
of City could be coordinated 
with this facility to offset 
development of Chumash Indian 
Site as Preserve. 

City iS in process. 


If area annexed to City it 
should be left in natural 
open space use. Access via 
Tulare St. & other deadend 
streets in Pismo Heights. 


Any proposed park should also 
consider linkages with other 
nearby developments & viewshed 
potential. It should be linked 
with bike system. 


Development limited to dirt 
paths and a sign marking area 
as trail. A picnic table could 
be provided at a convenient 
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IMPLEMENTATION 
Acquisition of land to be by 
City; Neighborhood groups may 
aid in construction & other 
improvements. Possible land 
trade should be considered. 


State & Federal grants may be 
available. Site should be 
development project sponsored 
by local Indian groups. 


No action necessary. 


City funds will be used for 
improvements. 


Recommend to County that area 
be left in open space with 
possible easement rights given 
to owner for access. Area 
should be left in open space 
if annexed to City. 

Land deeded by developers 
through planned development 
process. 


Public easement required as 
part of public improvements. 
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3. ACCESS COMPONENT 


The 1976 Coastal Act requires that each local government prepare a shoreline 
access component as part of its Local Coastal Program. The purpose Ot this 
shoreline access component is to implement the Coastal Act shoreline access 
policies, as given on Table DE-1, and apply them to the particular 
characteristics and needs of the City of Pismo Beach, thus continuing to ensure 
the public's right to gain access to the shoreline. The City's seven mile 
coastline is accessible from over 43 different locations, all of which are open 
to the public. Very few private accesses are located along the shoreline, none 
of which provide access to the beach which do not have public access provided. 


a. Access Issues 


There are areas along the City's coastline where access should be provided or 
improved. There are several different methods of providing access; public 
acquisition, deed restrictions, development conditions and in-lieu fees are the 
most utilized methods. These are described in the Appendix. Particularly 
applicable to the City is the private sector provision of access. Issues 
important to the City are provision of access using prescriptive rights, 
in-lieu fees or permit conditioning. 
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Permit Conditioning: Access can be achieved through conditioning new 
development permits. Using State delegated police power to regulate the use of 
land, cities and counties may require the dedication of public access when 
approving subdivisions and development applications. More importantly, the 
Coastal Act (Section 30212) requires that public access from the nearest public 
roadway to and along the coast normally be provided in new development 
projects. Under the Coastal Act definition of development (Section 30106), 
structures including a road, building, pipeline, telephone line or fence which 
affects access are considered development. With such a definition of 
development it is possible to require the establishment of public access as a 
condition for granting development permits for small developments or changes in 
existing development. 


However, there is a concern for making the requirements for access reasonable 
and commensurate with the development, though this may not result in the 
desired level of improvement. For example, small developments could simply be 
required to not interfere with existing access, larger developments to dedicate 
access and commercial, industrial or large residential subdivisions to accept 
deed restrictions to develop and maintain public access. 


In Lieu Fees: Of additional concern is how to deal equitably with development 
along the shoreline where access is unsuitable because of a threat to public 
safety and natural resources of the adjacent land use. In such instances, 
governments could require the payment of fees in-lieu of the dedication of 
access (see also the Appendix for background information). Based on legal 
precedent (Quimby Act, Business and Profession Code, Section 11546), fees could 
be charged and deposited in a local fund for securing public access in nearby 
areas more suitable for use. In addition, development activities which are 
located away from the coastline but within the coastal zone which are dependent 
on availability of coastal access (such a motels, campgrounds, R.V parks) may 
also wish to contribute an in-lieu fee to cover partial costs to locate a 
public access in close proximity to their establishment rather than developing 
the access in its entirety. 


Other issues: Other issues relating to public safety, tourist versus local 
needs, and sensitive habitat areas affect provision of access ways. Some parts 
of the City have steep bluffs and rocky areas which represent a public safety 
hazard. Design solutions can overcome many of the public safety problems of 
hazardous areas. Fences along the bluff edges, stairways down steep bluffs 
where applicable, and handrails and signs can be built where problems are 
identified. However, where severe hazards exist, access should not be pursued. 


An important aspect of shoreline use is the distinction between local demand 
versus tourist demand. Tourist demand generally may incorporate a need for 
overnight facilities. Private commercial enterprises provide lodging 
accommodations such as_ hotels, motels, lodges, RV parks and campgrounds. 
Access should be provided where lodging accommodations are available nearby. 


Frequently, existing access patterns and intensities have damaged and/or 


degraded the optimal value of sensitive habitats and natural resources. These 
areas may need to be protected through the provision of signs and fences 
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indicating the sensitivity of the habitat. A determination of the level and 
type access (foot trails, restricted vehicular use, etc.) which an 
environmentally sensitive habitat can tolerate is an essential element for the 
consideration of or restriction of access. 


Ds General Access Goals, Policies and Programs 


GOAL R-2: To provide access to the shoreline, consistent with Section 30210, 


30211, 30212, 30212.5 and 30214 of the Coastal Act of 1976. 


POLICY R-11: For all developments between the first public road and the ocean, 


granting of lateral easements to allow for public access along the 
shoreline shall be mandatory. In coastal areas, where the bluffs exceed 
five feet in height, all dry sandy beach and intertidal and subtidal areas 
from the toe of the bluff shall be dedicated to the City or the State 
Department of Parks and Recreation, whichever is most applicable. Where 
no sandy beach lateral access is available, lateral access shall be 
provided at or near the bluff top and shall be no less than 25 feet wide. 
Existing single-family lots on the bluff are exempted from requirements of 
dedication of the blufftop area. 


POLICY R-12: The City, or appropriate public agency, shall determine the 


environmental carrying capacity for all existing and proposed recreational 
areas sited on or adjacent to dunes, wetlands, streams, tidepools, or any 
other areas designated as "Habitat Areas" by the Land Use program. A 
management program shall be developed to control the kinds,intensities, 
and locations or recreational activities so that habitat resources are 
preserved. The level of facility development (i.e., parking spaces, 
camper sites, etc.) shall be correlated with the environmental carrying 
capacity. 


POLICY R-13: Public access from the nearest public roadway to the shoreline 


and along the coast shall be provided in new development projects except 
where protection of fragile coastal resources or adequate public access 
exists nearby. 


POLICY R-14: Dedicated accessways shall not be required to be opened to 


public use until a public agency or private association agrees to accept 
responsibility for maintenance and liability of the accessway. 


POLICY R-15: Parking shall be provided in conjunction with vertical and 
Tateral accessways wherever necessary to ensure the use of the accessway 
and consistent with site constraints. The number of spaces should be 
determined by the Planning Department and should be based on safety 
considerations, carrying capacity of the beach or view potential, 
whichever is applicable, and past use of the area in question. Dedication 
shall not be required for such parking. 


POLICY R-16: Standard sign design should be developed to assist the public in 
locating and recognizing major access points. 
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i POLICY R-17: Motor driven vehicles shall be prohibited access to the beaches 
within the City's portion of the coastal zone except for the following 
purposes: 


1. When performing necessary maintenance or emergency activities. 


2. When conducting commercial promotional activities, providing ‘that 
such activities are (1) on a short-term basis; (2) limited to the 
hard sandy beaches; (3) do not adversely impact marine or other 
coastal resources, including the habitat of the intertidal area; (4) 
do not interfere with pedestrian beach access and use; and (5) the 
area disrupted as a result of such use shall be returned to its 
pre-existing condition. 


POLICY R-18: Development permitted in the areas reserved for public beach 
access or recreation shall be limited to structures and facilities 
designed to accommodate recreational use of the area, including but not 
limited to stairways, benches, tables, refuse containers, bicycle racks, 
and public parking facilities. In no case shall any development except 
public access paths and access facilities and public stairways be 
permitted within the bluff retreat setbacks identified in site specific 
geological studies. 


Cc. Specific Area Access Programs 


\ Specific area access programs for implementation of the general goals and 
policies are given in Table DE-4. These programs are given by access point and 
by neighborhood planning area within the City. Figure DE-2 identifies the 
location of these access point; the access points are shown on the figure by 
the number which corresponds to the access point as described in Table DE-4. 
Both the table and figure should be used in conjunction with the specific land 
use plans given in the Land Use Plan. 
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TABLE DE-4 


PLANNING 
AREA | ACCESS POINT 


PUBLIC STAIR 


ACCESS 


CONSTRUCTION 


IMPROVEMENTS 


| 


UNIMPROVED PATH 
GOOD CONDITION | 


NEEDS REPAIR. 
|NEEDS CONSTRUCTION 


(OR EASEMENT) 


|PROVIDE SPACES 
BARRIERS 


SEMI-PUBLIC STAIR 
IMPROVED PATH/ROAD 
NO SPACES NECESSARY 
DRINKING FOUNTAIN 


MOTEL EASEMENT 


+ 


METAL STAIRS 
WOOD STAIRS 
NATURAL ACCESS 
ADEQUATE 
REPLACE SIGN 
NEEDS SIGN 

NO SIGN NEEDS 
ADEQUATE __ 
TRASH CANS 
BENCHES 


ahs 


PATH 


ACCESS PLAN PROGRAM 


COMMENTS 


Encanto Avenue 


at 


ae 
@ PuBLIC 


—— 


Should be developed as viewpoint with low-lying 
prickly vegetation at bluff top to deter access. 


‘ele 
olo 


t 


Natural resource access. 


bey el fh ee 
@\e\@ 
@ 


Parking provided in arks. 


Topaz Street 
Florin Street 
Bluff Stair 


Bluff Stair 


DApH >| 


__|CEMENT STAIRS 


a ete 


Fencing required to keep people off bluff. Stairs 
should be provided based on applicant proposals 
within city guidelines. 


Drainage Swale 


See comment ahove. 


Bluff Lateral Access 


Coordinate with Development Plans. 


Bluff Stairs 


=e eee 


er 
& 


Limited Access. 


Will be provided as part of Spyglass Park 


Spyglass Park Stairs 
Spyglass Nature Walk 


tL ta 


Tl Seacliff Drive Easement 


‘[ St. Andrews Park 


| 
4 
| 
at 
i 
| 


Shall be accept by city or state. 
Functions as neighborhood access. 


= 


Easements to viewpoint are public. 


Grant awarded for construction. 


Spindrift Viewpoint & Trail 
Vista Del Mar 
Ocean Park 


Parking needs improvement. 


Sa HMO OO TS oO 


Pier Avenue 


‘ 


Grant awarded for construction. 


= 
ake 


Margo Dodd Park 


b 


Paths need to be extended as part ot park 
improvements. 


Janowicz Path 


Oo |@ @@e 


There may be prescriptive rights: path extension 
proposed. 


Elmer Ross Beach 


Needs sign on Shel! beach Road. 


Knights Rest 


Should have public easement. 


Wilmar Street 


ee 


ie 


Cypress Street 
Main Street 
Pomeroy 


Replace pier stairs when seawall is repaired. 


Pier Stairs 


Hinds Street 


lel eecle 


t--+—+ 


Emergency vehicle access. 


Stimson Street 


alt 


Ucean View 


‘Provide handicapped parking. 


Park Street 


ddie Street 


O|O|O 


Tait 


Boardwalk 


RV Park 


C|@|@\e |e ee 


mara 


. 


L 


Signs needed at parks designating public access 


coAxxAlzxInizaninacooace 


North Beach Campground 


‘ee 
ei 


Should increase parking and access for day use 


leadow Creek Trail 


Day use facility. Improve trail for handicapped 
and add 150 parking spaces. 


Pismo Creek Trail 


as es a ae I 


Acquire access easements across private property. 


NOTE: Numbers 14, 22, 24, and 25 were eliminated from the Table during the hearing process. 


@ Existing Public or Semi-Public Accesses 
© Proposed Public Access 


(See Figure 3 for Access Locations) 
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Proposed Recreation Park Source 


Park Reference Number 
Access Reference Number (TABLE DE-4) 
Trails 

PREPARED 1980 


Existing Recreation Park Source 
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C. HOUSING ELEMENT 


1. INTRODUCTION: 


Housing opportunities in the City of Pismo Beach are affected by a variety of 
factors. This element will identify and analyze the existing and projected 
housing needs of the City and propose programs and policies which will enable 
the City to continue to provide a balanced mix of high, medium and low income 
housing and a variety of housing types for the residents of the community. 


The California Government Code requires a Housing Element as one of the 
required sections of a City's General Plan, and it includes standards and plans 
for the improvement of housing and the provisions of adequate sites for housing 
to meet the housing needs of all economic segments of the community. 


2. REQUIREMENTS FOR THE HOUSING ELEMENT 


California State Law requires that each city adopt and implement a Housing 
Element as a guide in decision making. This Housing Element has been prepared 
pursuant to California Government Code Section 65302 (C), and the 1981 
Legislation for the preparation of Housing Elements. Pursuant to State housing 
goals and policies, the State Legislature adopted a statutory requirement that 
each city include, as a mandatory component of its general plan, a Housing 
element which: 


Tg Consists of "standards and plans for the improvement of housing and for 
the provision of adequate sites for housing," and 


2. Makes “adequate provision for the housing needs of all economic segments 
of the community." 


(Government Code Section 65302 (C)) 


The purpose of this Housing Element is to provide the City of Pismo Beach with 
a comprehensive set of guidelines for decisions affecting the quality and 
quantity of housing within the community. The element should provide a 
framework for the evaluation of specific housing related projects, both public 
and private. It will also serve to establish a coordinated, realistic course 
of action for dealing with community housing concerns on a long-range basis, 
and recommended short-term programs for the allocation of State and Federal 
funding by the City for specific activities related to housing. In short, this 
Housing Element should be used by local decision makers, lending institutions, 
and developers as a tool which: 


1. Identifies the City's housing situation; 


2. Sets forth direction, policies, and guidelines in resolving housing 
issues; and 
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3. Provides a basis for making housing-related decisions. 


Present housing problems have reached a point where local government can take a 
more active and effective role in working toward their solution, but it must 
be recognized that housing problems cannot be solved by government alone. 
Local government can initiate, encourage, coordinate, and assist in a wide 
range of efforts, involving all the people and interests concerned with 
housing. If such efforts are successful, housing problems will become less 
serious and less widespread. 


3. SUMMARY OF CITY CHARACTERISTICS: 


Pismo Beach is located along California's Central Coast, situated between the 
Pismo Foothills and the Pacific Ocean. The City runs 7 miles along the Pacific 
coast line. This large coastal frontage combined with a moderate climatic and 
small town atmosphere have made Pismo Beach an ideal tourist community. Pismo 
Beach's economy is based heavily on facilities such as restaurants, hotels, 
motels and shops which cater primarily to the tourist industry. Lacking a 
large economic base, the majority of residents in Pismo Beach is made up of 
citizens who commute to surrounding cities and also a large number of retirees. 
Refer to Section II in General Plan for additional details of existing 
characteristics. 


4. CITY AND COUNTY CHARACTERISTICS PERTAINING TO HOUSING 
The following are summerizations of economic, social and housing conditions of 
the City of Pismo Beach and the unincorporated areas of San Luis Obispo County. 


By comparing the relationships between the two, the City has identified 
specific areas of concern. 


a. Percentage Owner to Renter 


CITY OF PISMO BEACH UNINCORPORATED COUNTY 


5% Other 


47% 
Rent 
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22 Diao. 


9% Deter. 


96% Sound 89% Sound 


CITY OF PISMO BEACH UNINCORPORATED COUNTY 


Age of Occupants 


CITY OF PISMO BEACH CALIFORNIA 


Pismo Beach [a State 


Dwelling Type : . 
5% Multi-Family 
Mobile Home, g 
Misc. Mobile 
Home & 
Misc. 
Multi-Family 
CITY OF PISMO BEACH UNINCORPORATED COUNTY 
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e. City and County Income Distribution 


CITY COUNTY CIty COUNTY CITY COUNTY CITY COUNTY 
VERY LOW OTHER LOW MODERATE ABOVE MODERATE 
12,000 12,000 - 19,200 19,200 - 28,800 $28,800 


ie Average Rental Prices, City and County 
Pismo [J county 


440 |} 450 
BR 


STUDIO 1 BR 2 


*Source: San Luis Obispo County Housing Authority 


IV-34 


General Plan/LCP 
Council Adopted 1/23/81 


g. Number of Persons Per Household By Year 
‘ eS (2,08) 
20 ‘ ° ae « meenens « ects seen | (1,88) (1.98) 


aa) 


0.0 


19/0 1974 1972 1980 
YEAR © 
h. Housing Growth Chart 
HOUSING GROWTH CHART ie 
3700 (TOTAL HOUSING UNITS BY YEAR) ed 


CA 172 Grom lof 19 5am 97a 1S77 219/785 21/5 


YEAR 
SOURCE: COMMUNITY DEVELOPMENT DEPARTMENT, PISMO BEACH, 1980 
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Ae Population Distribution by Housing Unit Type - TABLE DE-H-1 


BOmeseteleGesn VON 1 TS 
TYPE-UNITS 


IN STRUCTURE TOTAL OCCUPIED VACANT *V ACANT POPULATION 
Single 15139 (557) 1348 165 10.32 3061 (63%) 
2-4 320 (11%) 281 39 12.49 500 (10%) 
oF 349 (12%) 214 230 38.68 380 ( 7%) 
Mobile Home 406 (14%) CES) Ta 17.49 644 (13%) 
MISC. 149 (5%) 142 7 4.70 239 ( 4%) 
OTAL 2737 (100%) 2320 417 15.24 4824 (100%) 


Source: 1974 Special Census 
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HOUSING STARTS 


SINGLE FAMILY RESIDENCES 
MULTIFAMILY RESIDENCES 
FEEF$59) MOBILE HOMES 


. 
’ 


i | 
8 
aM | 
‘g 

a 
H | 
u | 
a 
H 
A 


1970 861971 1972 1973 §=1974 19/5 ~=19/6 1977 1978 19/9 
SOURCE: Community evelopment DEPARTMENT, Pismo ReacH. 193) 
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5. BACKGROUND HOUSING INFORMATION 
a. House Hold Characteristics 


The detached single family house is the predominant form of housing in 
Pismo Beach. Of these units, 60% are either Mobile Homes or small (1,000 
sq.ft.) dwelling units situated on substandard lots. These single family 
dwellings provide the base of the City's affordable housing units. With 
the high cost of developing new residences, the majority of projects 
proposed in the City have been higher density planned residential 
developments. There has also been an increase in the number of upper 
class, single family residential units in the City. 


Single Family Units Mobile Homes Total Units 
ln oo 604 CyooG 

Two to Four Units Five or More Units Total Units 
896 


Source Updated by Building Permits From 1974 Special Census using 
1983/84 data 


Total Units 3,234 

Other Misc. Units P 149 
TOTAL UNITS 3,383 

Less Vacant Units 615 

Total Occupied Households 2,/68 


b. Occupancy Status 


Pismo Beach has a large (47.2%) percentage of rental units in comparison 
to other cities in San Luis Obispo County. This is primarily due to Pismo 
Beach's tourist orientation and high rate of absentee ownerships. The 
large number of lower cost rental units makes Pismo Beach one of the more 
affordable coastal cities to live in the county. 


TOTAL OWNER OCCUPIED RENTER 
OCCUPIED 
Households 2704 1429 1275 
Percent 100% 52.8% 47.2% 


DATA: 1980 Census 
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c. Vacancy Rate - 
VACANCY RATE 


Total Vacant Vacant Vacant 
Units 
Vacant Units Units for Sale Units Available for Rent Occasional Use 
615 Die Se 425 


These figures indicate a total vacancy rate of 16% of which the total for 
sale or rent is 3.8%. 


1980 Census 


Currently 76% of all the vacant housing units in Pismo Beach are used for 
either summer or weekend occupation. These units are therefore not 
considered available to the market as year round rental units. However, 
if future economic conditions decline, it may become necessary for the 
owners of secondary (Vacation) housing to place these units on the market 
as permanent housing stock. 


d. Housing Costs 
Median Housing Cost $135,000 


Source: 1983 Pismo Beach Housing Survey (Survey from Real Estate 
Companies) 


The majority of rentals in Pismo Beach consist of the one and two bedroom 
units. According to San Luis Obispo Housing Authority most rentals in the 
City of Pismo Beach can be obtained from $300 to $440 per month. Since 
the City has nearly 50% of its units available for rent, Pismo Beach is 
affordable to a great variety of income brackets. 


The average rental cost for housing in the City is considered quite 
affordable for all but the lowest income bracket. 


Average Rental Per Bedroom 


CN COUNTY 
Studio $275 $260 
One Bedroom $300 330 
Two Bedroom $440 450 
Three Bedroom $565 580 
Four Bedroom $700 675 


Source: San Luis Obispo Housing Authority (1983 Current Renters) 


Despite the City's prime coastal location, housing costs in Pismo Beach 
are relatively comparable to other areas of the county. This is primarily 
due to the large number of houses which are situated on small (4000 
sq.ft.) lots. However, the cost of housing throughout theaCity ise shat 
out of the reach of most low and moderate income residents. 
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When looking at the above figures, jt should be understood that these 
rents have been taken from rentals from last year. In comparison, the 
following figures indicate that those units which have recently been on 
the market are substantially higher, indicating that the average rents in 
the future will be substantially higher. 


FIVE: GLULES CITY OF SAN LUIS OBISPO 


Studio 323 344 
One Bedroom 372 365 
Two Bedroom 508 504 
Three Bedroom 768 675 


Source: Classified Computer 


e. County Income 


In order to determine the amount and type of housing which is needed in 
the community, there must first be an understanding of the relationship 
between a buyers income and the purchase price of a house. 


According to the San Luis Obispo County Area Council of Governments, they 
define income groups based on a four person household. With the 1984 
median county income at $24,000, for a family of four, these income groups 
are as follows: 


A. Very Low Income: Less than 50 percent of the County median 


income, 
or less than $12,000* annually. 
B. Low Income: 50 to 80 percent of the County median income or 


$12,000 to $19,200* annually. 


C. Moderate Income: 80 to 120 percent of the County Median Income 


or $19,200* to $28,800* annually. 
D. High Income: Greater than 120 percent of the County Median 
Income, or greater than $28,000* annually. 


*Figures defined by the Department of Housing and Urban Development. 
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TABLE DE-H-2 


AFFORDABILITY INDEX 
(1983) 


ee SAMI SIZE (PERSONS ) nn 


Income Category 1 Z 3 4 2 6 

VERY LOW less than less than less than less than less than less than 
(50% of Median) 8,400 9,600 10,800 12,000 12,960 13,920 
OTHER LOWER 8,400 9,600 10,800 12,000 12,960 13,920 
(50%-80% of Median) 13,440 15,360 17,280 19,200 20,736 22,cic 
MODERATE 13,440 15,360 17,280 19,200 20,736 Coyere 


(80%-120% of Median) 20,160 23,040 25,920 28,800 31,104 33,408 
ABOVE MODERATE 
(120% and above) 20,160+  23,040+  25,920+ 28,800+  31,104+  33,408+ 


(120% and above) _20, 160+ _23,000+ co 7c Oe 


FAMILY SIZE (PERSONS) 


MEDIAN INCOME 
EVEL 16,800 19,200 21,600 24,000 AMEE 27,840 


LEVELinvons wen tton - 810,800.11 .39,¢00 2. C10 eee 


FAMILY SIZE (PERSONS) 


1 2 3 4 5 6 
STATE OF CALIF. 
FAMILY SIZE 
ADJUSTMENT FACTOR 0.70 0.80 0.90 1.00 1.08 eee 


The increase in the median county income from a 1980 figure of $16,700 has 
enabled the residents of the City more chance to obtain a wide range of 
housing opportunities in Pismo Beach and along the Central Coast. 


f. Purchase Price 


Todays housing market is a difficult one for the “average family" to enter 
into financially. With most lending companies requiring a 20% down 
payment on the purchase of a house, a substantial sum of capital outlay is 
required. However, this is not the only major consideration for providing 
affordable housing. An additional factor involves the amount of money per 


month a family must pay for the house in relation to their annual income. 


The following table shows an approximation of these figures based on a 20% 
down payment with a 12-3/4% annual interest. 
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INCOME TO AFFORDABILITY TABLE DE-H-3 


Source: San Luis Obispo County Housing Element 
Percentage of 


$ Purchase Price $ Monthly Payment Yearly Income Required 
25% 30% 
50,000 434.68 20,865 17,370 
55,000 478.15 22.908 19,107 
60,000 521.62 25,038 20 ,863 
65,000 565.09 27,124 Ze 4002 
70,000 608.56 AAO! 24,318 
75,000 652,01 31,297 20,000 
80,000 695.49 33,384 Ae 
85 ,000 738.96 35,470 29,555 
90,000 782.43 37007 31,266 
100 ,000 869.36 41,729 35,774 
135,000 1161.00 55 7co 46,440 


g. Housing Conditions 


Much of Pismo Beach's original housing stock, located in the downtown 
area, was constructed in the 1930's. It primarily used as secondary homes 
and for recreational purposes. Additionally, the Shell Beach area 
consists of units which were chiefly constructed in the 1940's and 1950's. 
(Overall, about 75 percent of the existing housing was constructed before 
1970, and at least 50% of those were built prior to 1940. ) 


Although the age of the housing stock often indicates potential for the 
deterioration of structures, Pismo Beach has not found this to be a 
problem. This is due primarily to two trends which are occurring in the 
City. The first trend deals primarily with units in downtown. This area 
has undergone zoning changes which now allows for greater densities. 
Therefore, when units are found to be dilapidated, most are demolished and 
replaced with medium or high density units. However, in Shell Beach 
rather than destroying the existing units, many homeowners have found it 
economical to refurbish the older homes in the area. 


Housing Conditions--City of Pismo Beach 


Condition Number Percent 
Sound eG Gl 96% 
Needs Rehabilitation 94 3.1% 
Dilapidated 7 3% 
TOTAL SURVEYED Cake 100 % 


While the majority of the City's housing is sound, there are some units 
which do not meet current code requirements and/or do not provide safe and 
sanitary accommodations. Since the above survey was taken approximately 
20 units have been abated. Because of the small size of Pismo Beach, it 
is possible for the City to work individually with the owners of these 
dilapidated units to help correct this situation. 
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h. Inventory of Land Suitable for Residential Development 


The City of Pismo Beach is divided into 22 planning areas, with the 
majority of the existing and future housing stock located in the following 
areas; Sunset Palisades, South Palisades, Shell Beach, Oak Park Heights, 
Pismo Heights, Pismo Heights and Freeway Foothills. 


Currently, most developable land in Pismo Beach is adequately serviced 
with sewer and water mains. Major exceptions are in the Oak Park Heights 
area and Freeway Foothills. However these areas have recently been 
approved for major commercial and residential development, and services 
such as sewer, water, power and streets shall most likely be provided for 
through the developers of the area. 


A detailed description of each of these areas can be found in Section IV-F 
of the General Plan. (Table LUP-2) 
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> RESIDENTIAL DEVELOPMENT POTENTIAL 


Developable residential acreage 


Residential infill acreage 


Non-residential, presently developed 
and/or und velopable acreage 


1980 100% 


96% 


(114 ac.) LO 9 aey) 
PISMO BEACH .. ~ i 


posta = - ate is Los my 
S TU TAs \i\:\e\s\ebn 9327” 
AAEM cl a Wie ' 
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>\i2 M\\\\ aby! 
> zV\ Vive 
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61% 
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33% 
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6. SPECIAL CONCERNS 
a. Fair Share Allocation 
The purpose of the Fair Share Allocation figures are to evaluate the 
ete responsibility for addressing the diversified housing needs of the 
TABLE DE-H-4 
FAIR SHARE ALLOCATION 


Estimated Households by Income Group 


Households (Occupied Units) Percentages 
Income Group 1983 1989 1990 1983 1989/1990 
Very Low 940 996 1,016 33 30 
Other Lower 399 498 508 14 1 
Moderate (13 664 677 (as) 20 
Above Moderate 798 Tats V31385 28 35 
Total 2,850 Seyerenl 3,386 100 100 


**Definitions of Income Groups are listed in County Income Section. These 
figures are defined by the Department of Housing and Community 
Development. 


As the above figures indicate, Pismo Beach is currently supplying more 
than its share of "very low income" housing throughout the City. 
Therefore in accordance with the Fair Share Recommendation Plan, the City 
has formulated goals and objectives geared primarily to provide additional 
"other lower" and "moderate" income opportunities, while continuing to 
provide "very low" and "above moderate" units. 


b. Governmental Processes and Regulations 


In order to assure that existing and proposed housing in the City will be 
safe, there exists standards and procedures which a developer must adhere 
to before a project can be constructed. 


Diagram AAA gives a description and a time table of the City's development 


review process. These steps ensure that proposed developments in the City 
address the public's concerns. 
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DIAGRAM AAA 


BUILDING PERMIT PROCESS 


APPLICATION 


STAFF REVIEW 
ADMINSTRATIVE REVIEW ITEMS 
ZONE CLEARANCE 
1 to 5 weeks 


STAFF REPORTS 
3 to 6 weeks 
Q PLANNING COMMISSION 
| ENVIRONMENTAL DETERMINATION 


CATEGORICAL 
EXEMPTION 


PROJECT CONSIDERATION 
EIR 5-7 mos./non-EIR 4-8 wks. 


CITY COUNCIL 


6-12 weeks 


BUILDING PERMIT ISSUED . 


Developer presents 2 sets of floor and 
plot plans with elevations for single 
family and R-2 developments to the 


Planning Department. Subdivision 
applications require 16 sets and all 
others generally 13 sets. An 


application and initial fees are also 
filedrat thisstine. 


The Planning staff reviews the plans to 
see that they meet the requirements of 
their particular use zone according to 
the City's Zoning Ordinance. If the 
requirements are met in R-1 and R-2 
areas and no Coastal Permit is 
necessary, a zone clearance is issued. 
All other zones require Planning 
Commission approval. 


Staff reports are prepared regarding 
the findings on development conditions 
and other recommendations. 


The Planning Commission will, upon 
receipt of development plans, look at 
the environmental determination for the 
project. 


The Commission will require either an 
Bie beatin. Negative Declaration or 
Categorical Exemption status be filed. 
Projects categorically exempt from EIRs 
would not have to file for a negative 
declaration. 


Project consideration by the Planning 


Commission would occur after the 
environmental determination. If the 
project is approved, the project may 
have to meet certain specific 
conditions. 

Appeals of any Planning Commission 


projects are heard by the City Council, 
as well as most P-R zone projects, zone 
changes and General Plan amendments. 


The building permit is issued by the 
Building Department and signifies that 
construction may begin. 


Note: all dates are from the date the 
application is received, and are very 
approximate. 
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Although there are several processes a project must progress through 
before a development permit is granted, the City recognizes that time is 
money to a developer. If the process time for a development permit is 
excessively long this may in turn cause the price of housing to rise ina 
development and throughout the City. In order to ensure that the 
processing time of development proposals in the City are comparable to the 
surrounding cities in San Luis Obispo County the Community Development 
Department conducted the following survey in September of 1983. 


TABLE DE-H-5 
TABLE OF AVERAGE PROCESSING 


COREE MCR TG Ree ee ee ae 


TYPE OF APPLICATION 
Tentative Specific Plan Ck. 


CUP Variance* Tract* Plan* Bid. Per. 
Grover City 2-6 wk. 2-6 wk. 2-6 wk. (none) 5 days 
San Luis 5-7 wk. 2-3 wk. 2-3 mo. 4-6 mo. 4-8 wk. 
Atascadero 2 mo. 2umos 23 mo. (none) 3-4 wk. 
Morro Bay 5-10 wk. 5-10 wk. 5-10 wk. --- ir 
San Luis Co. 1-2 mo. 4-8 wks 3-5 mo. 6 mo. 2-5 wk. 
Pismo Beach** 53 wk. 6 wk. 43 wk. 3 mo. 4-5 days 
(1 only) 


i 


*Provided that an Environmental Impact Report is not required 


**Actual calculated average since January 1, 1983. Other City “S.aweue 
based on estimates of their staff. 


***Building Permits in Morro Bay are only issued quarterly. 


These figures indicate that the processing time of applications in Pismo 
Beach is commensurate with the rest of the County. 


Development Processing fees should pay for the City Processing Costs. To 
ensure that the fees are appropriate, the City Council shall review the 
fee schedule on a biannual basis and make adjustments accordingly. 


In order to insure that the growth of the City occurs in an orderly 
manner, the Land Use Element calls for specific Land Use Controls. tmese 
insure that the “Best Use" of the Land and the City's Resources are 
realized. Since the City and its residents are living in constantly 
changing conditions, these controls and the housing element shall be 
reviewed every five years and updated in 20 years. 
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c. Growth Management 


The City's "Growth Management Program" is essentially a building 
allocation system. What this ordinance does is regulate residential 
construction at a rate the City can accommodate such development. 


The City's rationale behind "Growth Management" is to continually review 
critical resources that are consumed most rapidly in residential 
construction. More specifically the City's water resources have a 
recognizable cap that the City will ultimately reach (early 1990). The 
allocation system established in the growth ordinance is a reasonable 
approach to allowing another ten to fifteen years of residential 
construction at what has been our experience to be a historical rate of 
3%. 


Likewise, the City's wastewater treatment facility and it's current and 
projected capacities must be coordinated with a reasonable annual 
residential increase rather than episodic residential construction that 
fluctuates within the economic climate. 


The City's Waste Water Treatment Plant, several years ago, utilized the 
last available federal expansion funds and because of that the City has 
had to plan future expansions around fees that the City was jmpowered to 
collect. In an effort to minimize uncontrolled demand on this facility 
the growth control building allocation system was initiated to ensure 
orderly and predictable demand factors rather than, as mentioned earlier, 
erratic construction in demand. 


The 3% limitation created in the ordinance was as much a response to 
historical trends over the last twelve plus (12+) years as any other 
single factor. This limit however, would probably be better described as 
a milestone at which planning for infrastructure and resource demands can 
be pointed. This is to say that within the legislation of the growth 
allocation ordinance the City has unbridled flexibility in essentially 
averaging growth over a five (5) year span, the current year plus two (2) 
years past and into the future to ensure an overall averaged growth rate. 
Slow construction years can be brought forward as a bank or surplus of 
available allocations for future years, again provided the surplus does 
not become so large that it cannot be accommodated from a_ resource 
standpoint. 


These regulations are only applicable to new residential construction. In 
addition, proposals for lower cost and affordable housing developments are 
exempted from the allocation process. The net effect over the course of 
the last two (2) years (years in which the ordinance has been in effect) 
has been to see the planning for an initial construction of lower cost 
residential units ($75,000 - $90,000 range) in excess of 250 units. 


d Beach Community 


Pismo Beach's Central Coast location and mild climate have made it popular 
for both permanent and vacation home owners. The great demand for housing 
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has caused the supply of available housing to become priced higher than 
inland, less desirable areas. 


The City's desirable geographic location has caused land prices to rise 
and to contribute to a higher percentage of the total cost of housing. 
Also, Pismo Beach is one of the few Coastal Cities with buildable vacant 
residential land which further enhances the demand for housing and 
therefore also increasing housing costs. An undeveloped lot in the City 
costs Pe ie $45,000 to $200,000 with an average of $70,000. (1983 
figure). 


Other factors that raise land prices include: 


1. Economic attractiveness of land development; 
2. Government restrictions and processes; 

3. Scarcity of buildable land; 

4. Competition for desirable locations. 


e. Temporary Rental Demands 


The high temporary demand for rental units in the City is forcing rental 
prices up. The major factor is due to the temporary construction workers 
at the Diablo Canyon Nuclear Power Plant. Even prior to this influx of 
workers, Pismo had a relatively low rental vacancy rate. In August 1983 
over 7,000 workers were at Diablo. These workers are highly paid and able 
to afford higher rents. Since Pismo Beach is situated so close to the 
plant, it has become a prime location for workers to live. Subsequently, 
landlords have capitalized on this high demand by charging higher rents. 


Another factor in temporary rental demand is college student housing. 
Students generally live in groups and are able to afford higher rents by 
splitting the costs. Currently there are over 200 students living in 
Pismo Beach. 


The problem with temporary rentals is that prices are artificially 
stimulated to higher levels. When temporary residents leave Pismo Beach, 
vacant rentals tend to remain at the elevated prices. These escalated 
rents are not affordable to the "average" families looking for permanent 
residences. In time, market forces may push rental prices back down; 
however, other factors such as offshore oil development and an increase in 
the student population may keep the rental market inflated. 


Vie Special Housing Needs 


The City has one of the highest percentages of elderly citizens in the 
State. Twenty-three percent (23%) of the City's population is over 60 
years of age and 1,515 (January 1984) citizens receives Social Security 
Benefits. The following section will identify the needs of these 
citizens. 
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i. Housing for Elderly 


There are special needs to accommodate senior citizens. There are 
three general categories under which the majority of the elderly 
citizens can be classified: 


- The first category consists of those elderly citizens who are 
retired, own their own homes and have incomes in addition to 
social security benefits. The majority of these residents are 
able to make ends meet and are not having financial hardships. 
Since their housing costs do not change radically from year to 
year. 


- The second category are the elderly citizens who are on a fixed 
income, yet rent their homes or apartments. These units are 
subject to price fluctuation which can lead to financial 
hardships for the elderly. 


- The third group of elderly citizens are the new residents on 
fixed income who are seeking to move into Pismo Beach. It is 
jmportant that the City provide lower cost housing opportunities 
such as smaller and less expensive single family dwellings and 
condominiums, mobile homes and affordable rentals units. These 
measures will help to make it possible for these residents to 
live in Pismo Beach. 


ji. Handicapped 


With the elderly citizens comprising the majority of handicapped 
residents, programs to ensure the health, safety and welfare of these 
citizens will be undertaken. Housing should be designed to 
accommodate the special needs of the handicapped, such as providing 
accessible housing near community support facilities. (New Standards 
to be effective September 15, 1985.) 


iii. Limited Mobility 


Many elderly citizens also have limited mobility. Their problems are 
not quite as severe as those that are handicapped, a person with 
limited mobility cannot get around as easily as most people. Steps 
and curbs can prove to be a hazard. Stairs may be viewed as an 
obstacle. The City needs to take these jnto consideration when 
reviewing housing projects for the elderly or street and public 
service improvements. 


7. HOUSING GOALS, POLICIES AND PROGRAMS 
a. Goals 
The basic aim of the City is to provide safe, sound and affordable shelter 


for all residents. The following goals stress this aim as well as the 
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Coastal Act's aim for protection of housing opportunities for low to - 
moderate income households within the Coastal Zone. 


GOAL HE-1: To provide opportunities for safe and sanitary housing in a 
Satisfactory environment for all persons in the planning area, regardless 
of race, age, sex, marital status, ethnic background, income or other 
arbitrary factors. 


GOAL HE-2: The City will develop a balanced residential environment with 
access to employment opportunities, community facilities and adequate 
facilities. 


Ds Policies and Programs 


Policies and programs for implementation of policies have been developed 
as a result of the problems identified in the previous sections of the 
report. The policies are intended to guide both public and private 
actions in achieving Pismo Beach's housing goals. 


AFFORDABILITY 


Problem: The City has experienced rapid increases in housing costs due to 
factors such as increased labor and materials costs, rising interest 
rates, increasing cost of land, and the limited supply of units in 
desirable coastal areas. 


POLICY HE-1: The City will assist and encourage the private sector of the 
housing industry to develop affordable dwelling units for all 
economic groups by developing appropriate plans and guidelines. 
Particular emphasis should be focused upon low to moderate income 
families. 


Program HE-1: The City will provide incentives, particularly in the 
Coastal Zone, to developers who offer low and moderate income no 
frills housing. Example of incentives: increased density, reduction 
of required amenities, modified street lighting requirements, 
modified sidewalk requirements in new developments (depending on 
development location) reduced growth management requirements, and 
other incentives which do not directly affect the health, safety, and 
welfare of the City. 


Program HE-2: The City Building Department, Engineering Department, 
and Planning Department will review existing building regulations to 
determine if modifications to these requirements will reduce 
construction costs; and if so, they will recommend to the City 
Council that appropriate changes be made to these requirements. An 
example of such a change might be the allowance of zero lot line 
setbacks. 


Program HE-3: The City Planner will recommend, for action by the 
City Council, changes to the building permit procedure which will 
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streamline the procedure and which will reduce costs associated with 
delay. These changes must still fulfill the State and local laws for 
governmental review and public involvement in the decision-making 
process. Examples would be the streamlining of permits for 
individual single-family units and remodels, for subdivisions and for 
reorganization of the environmental review process in order to 
consolidate City review efforts. 


Program HE-4: The Planning Department shall provide applicants with 
a list of permit requirements, including Local Coastal Program 
requirements, and an estimated schedule for project processing, in an 
effort to reduce administration and processing time. 


Program HE-5: Planned unit developments and additional moderate and 
high density development shall be encouraged by maintaining zoned 
land for these uses. 


Program HE-6: Modular units shall be encouraged in moderate and high 
density zones by providing developer incentives. These units shall 
be subject to architectural review. 


Program HE-7: The City will act as the advisory center to help 
eligible applicants and developers obtain funding for rental and 
home-owner assistance programs. 


AVAILABILITY: 


Problem: There is often not enough available housing of all types within 
the City. Single-family housing has been the most readily available. 
Shortages occur particularly in rental units of -all types: apartments 
units, and mobile home spaces. Vacant land is available throughout the 
City for new housing, as well as within existing neighborhood areas. 


POLICY HE-2: The City shall encourage and assist the private sector to 
construct and finance lower cost housing, including both ownership 
and rental units. The City will particularly encourage development 
in the neighborhood areas within the Coastal Zone and discourage but 
not necessarily disallow all annexations to the City until conscious 
effort has been made to infill vacant land within the City. 


Program HE-8: The City will strive to meet the City's Fair Share 
Housing Allocation as defined by the San Luis Obispo Council of 
Governments. 


Program HE-9: The City will give priority to infill areas for City 
services. Examples include undergrounding of utilities, priority 
service of limited sewer capacity, priority for street and sidewalk 
improvements , City-sponsored transportation programs , park 
improvements, etc. 
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Program HE-10: The City Council should designate those areas outside 
the City limits which are suitable for annexation. 


PROVISION OF LOW COST HOUSING 


Problem: There is not enough Low to Moderate income cost housing 
available within the City to meet the City's projected need. 


POLICY HE-3: The City will implement programs which will make available 
Tow cost housing affordable to the City's work force and future 
residents. 


Program HE-11: A density bonus will be considered for the 
construction of units which are deemed to be affordable to low and/or 
moderate income families. A density bonus in excess of the specified 
General Plan density range may be granted for low and/or moderate 
income housing. In no event may the percentage of the bonus exceed 
the percentage of low to moderate jncome housing in the project. 


Program HE-12: The City will develop City guidelines for cooperative 
housing. this effort will be coordinated with the State Department 
of Housing and Community Development. Funding for cooperative 
housing will also be investigated as part of this work errovtae ne 
cooperatives will include as requirements, mechanisms for stabilizing 
housing costs giving housing opportunities for lower income families. 


Program HE-13: The City shall request funds paid to the Coastal 
Conservancy be spent in the City in order to purchase or subsidize 
low cost housing units. The City will work in conjunction with the 


Housing Authority to determine eligible applicants. Shared 
appreciation between the City and the occupant shall also. be 
considered. 


Program HE-14: The City will continue to encourage low cost housing 
through existing flexibility in zoning standards such as reduced 
sideyard setbacks, parking jn sideyard setbacks, rezoning areas to 
higher densities. 


ASSISTED HOUSING 


Problem: The City has approximately 1024 households that can qualify for 
housing assistance of which 32 Housing Authority households are receiving 
Housing assistance. Currently federal funding is not sufficient to 
provide for the amount of assistance requested, nor is private enterprise 
able to meet the needs, particularly for households with very low and low 
incomes. The City, as mandated by the Housing Guidelines and requirements 
for a Housing Element, is responsible for attempting to meet their 
regional fair share housing as allocated by the County Area Council of 
Governments. 
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POLICY HE-4: The City will continue to take an active role in providing 
for housing assistance in order to strive to meet existing City needs 
and fair share housing needs. New construction of assisted housing 
shall be given a high priority. Existing housing, where suitable and 
available should also be utilized to provide additional assisted 
housing. Subsidized housing programs will be provided dependent upon 
available federal funds, and development of this housing will be made 
available to those who qualify as low or moderate income families or 
individuals. 


Program HE-15: The City will strive to make available surplus 
government property suitable for low to moderate income housing to 
the Housing Authority at cost for use in housing assistance programs. 


Program HE-16: Developers desiring to participate in the Housing 
Assistance programs will be given incentives in the form of reduction 
of amenities required, density bonuses, etc. The City will develop 


guidelines for incentives. 


Program HE-17: The City will coordinate rental assistance efforts 
with the Housing Authority. The San Luis Obispo Housing Authority 
has the responsibility to apply for any available funds. 


Program HE-18: The City shall join the San Luis Obispo Housing 
Authority within one year of Housing Element adoption. 


The following are some federally funded rental assistance and home 
ownership programs we participate in. These include: 


A. Section 8 - Existing Units: A rent subsidy program for eligible 
households that assists with rent payments applicable to 
existing buildings. 


B. Section 8 - New Construction: A rent subsidy program that 
assists eligible households with rent payments in HUD approved 
newly constructed projects. 


C. Section 202 - A financing mechanism for multiple family rental 
units for elderly and handicapped. The program is used together 
with Section 8 new construction rental assistance payments. 


D. Section 265 - A home ownership program that provides reduced 
interest rates to qualifying households. 


E, Section 312 - Housing rehabilitation loans for appropriate 
areas. 
F. Conventional Public Housing - A_ program that provides HUD 


financing to LHA's to amortize revenue bonds used to construct 
publically owned housing for low income households. 
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G. California Housing Finance Agency - This State agency has a HUD 
"set aside” of Section 8 units (new construction) and provides 
financing for their construction. 


H. Any other new source of funding provided by local, County, State 
of Federal agencies. 


I. Community Development Block Grants: This provides funds for 
Community Development activities. 


EXISTING HOUSING CONDITION 


Problem: While most of the City's housing is sound, some does not meet 
code requirements or does not provide safe and sanitary accommodations in 
a satisfying environment. 


POLICY HE-5: The City will strive to preserve the existing housing that 
7s in good condition. Where possible, steps will be taken to upgrade 
or replace on a one-to-one basis those units in the City that are 
deteriorating or dilapidated and which are a threat to the welfare 
and safety of the occupants. 


Program HE-19: The San Luis Obispo Housing Authority will coordinate 
a program in conjunction with the local high school and county-wide 
colleges to provide properly supervised labor for minimal cost 
maintenance and repair projects for households which would not, due 
to physical problems, age, and/or income shortage, be able to have 
such work done. 


- Program HE-20: The City will investigate and encourage federal 
interest-subsidy programs for home improvement loans for eligible 
projects and participants. 


Program HE-21: The City will encourage educational courses on 
self-help repair and construction. 


Program HE-22: Demolition in a residential zone shall normally not 
be permitted unless the cost of repair/rehabilitation of the unit 
exceeds 50 percent of the structure's current market value or 
constitutes a hazard as unsafe or unsanitary housing. In the event 
units in residential zones are demolished for other than the reasons 
cited above, the construction of at least one new unit, or the 
payment of in-lieu fees shall be required for every unit demolished 
consistent with current zoning. Eligible tenants of units demolished 
shall be given priority for available public housing assistance. 


Program HE-23: The City shall take the steps necessary to assure 


that accidentally demolished or accidentally destroyed single-family 
residences can be replaced on the original footprint. 
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General Plan/LCP 
Council Adopted 1/23/81 


Program HE-24: The City will establish a plan and be the advisory 
center for assisting eligible applicants in acquiring funds for the 
rehabilitation or repair of residences. 


COORDINATING WITH OTHER LAND USES 


Problem: ‘Housing is often developed in locations which require long or 
unnecessary trips to shopping, work or play areas. Housing should 
complement shopping and service land uses. Housing should be developed in 
close proximity with convenience shopping, recreational land uses and 
places of work. 


POLICY HE-6: New residential development must be coordinated with other 
Tand uses and provision of public services and facilities. The 
neighborhood unit should be the basis of planning and the traditional 
neighborhood character should be preserved as much as possible. 


Program HE-25: Higher density and affordable residential uses should 
be located in closest proximity to shopping, recreational areas and 
places of work. 


Program HE-28: New remote residential areas should be discouraged. 
HOUSING FOR ELDERLY PERSON 


Problem: The number of elderly people who need assistance is unknown 
because there is insufficient current data to evaluate accurately their 
well being. The 1974 Special Census indicates that approximately 30 
percent (double the average of the State) of the City's residents are over 
60 years old. Many of these people do not need nor are they eligible for 
housing assistance. Elderly persons are subject to the same economic 
pressures and difficulties as everyone else. In addition, some of this 
age group present special health and/or financial problems, which raises 
doubts about their ability to afford or to maintain suitable living 
conditions. 


Policy HE-7: The City will attempt to obtain current, accurate data to 
use for meeting the special housing problems and needs of the 
elderly. 


Program HE-27: The City will establish special administrative 
procedures to accommodate the elderly in need of housing assistance. 


Program HE-28: The City will encourage developers to include 
accommodations for the elderly in developments near community 
facilities and services. 


Program HE-29: The City will encourage special facilities for low 
income elderly and handicapped residents. 
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General Plan/LCP 
Council Adopted 1/23/81 


Program HE-30: The City will adapt Building and Zoning Codes to 
consider handicapped, limited mobility and special problems. 


Program HE-31: The City shall encourage development of more low cost 
multi-unit accommodates for the elderly either private or publically 
funded. ; 


MOBILE HOMES AND RV PARKS 


Problem: There is a demand within the City for additional mobile home 
Spaces as well as a need to preserve rental spaces jin existing mobile home 
spaces. This type of housing meets a need for housing affordable by low 
and moderate income households. Existing mobile home parks however are 
restricted to adult occupancy, thus creating an additional need for mobile 
home spaces for families. 


POLICY HE-8: The City will encourage the development of mobile home parks 
particularly designed to accommodate smaller mobile homes, while 
maintaining an optimum balance between mobile homes and other 
categories of housing. 


Program HE-32: The City will coordinate efforts to establish a small 
unit mobile home park on property adjacent to an existing mobile home 
park. 


Program HE-33: Develop mobile home park and subdivision zoning 
guidelines to accommodate the desired balance of mobile home sites in 
the City, and to use land, aS appropriate, in the best interests of 
the City. 


Program HE-34: Review the mobile home park conversion ordinance and 
adjust its stated conditions as necessary to accommodate contemporary 
housing requirements. The ordinance shall continue to protect 
existing mobile home parks from conversion unless alternative 
affordable housing is provided for all park occupants by the party 
proposing the conversion. 


RENTAL CONVERSIONS 


Problem: The City has recognized problems associated with conversions of 
multi-family rental housing to individual ownership units and has taken 
action to mitigate the problems perceived. While conversion may offer 
additional opportunity for home ownership, the conversion also reduces the 
supply of rental units. 


POLICY HE-9: Conversions will be controlled to maintain a balance of 
concerns between rental and affordable ownership units. 
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General Plan/LCP 
Council Adopted 1/23/81 


Program HE-35: The City will review the condominium conversion 
ordinance bi-annually and institute changes, as necessary, to 
accommodate contemporary requirements for the balance between rental 
and ownership units. 


Program HE-36: The Conversion Ordinance shall consider affordable 
cost housing provisions in cases of proposed conversions of rental 
stock. 


FINANCING 


Problem: Local lending institutions may regard loans for residential 
construction, particularly multifamily rental projects, as less desirable 
than other consumer purchases and commercial loans. 


POLICY HE-10: The City should encourage local lending institutions to 
make available capital for the City's housing needs, with particular 
emphasis placed on loans for small multifamily rental projects. 


Program HE-37: The City Council and the Chamber of Commerce should 
Tnitiate a dialogue with lending institutions to encourage them in 
their commitments to residential rental as well as home ownership 
construction loans. 


Program HE-38: The City should encourage banks to provide graduated 
payment mortgages within the City. 


INVESTMENT IN HOUSING 


Maintaining affordable housing is a problem for low income families 
because once a unit is on the open market, it is free to be purchased by 
anyone. 


Program HE-39: The City shall adopt an ordinance stipulating that 
Tow cost housing be sold to owner occupants (with deed restriction 
against rental) with first priority to buyers working in Pismo Beach. 
As a provision of this ordinance, the developer, after a reasonable 
length of time, can request the City to waive this requirements based 
on a lack of interest or a lack of qualified buyers and allow the 
remaining low cost units to be sold for investment purposes. 


EXISTING HOUSING DATA 


Problem: The kinds of data required for an accurate, up-to-date 
evaluation of housing needs are difficult for the City to obtain. 
Constitutional guarantees (invasions of privacy, etc.) preclude a direct 
approach, and reliance must be placed on indirect estimates, informal 
guesses and the periodic reports of the U.S. Census. The most useful data 
presently available are: 
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General Plan/LCP 
Council Adopted 1/23/81 


U.S. Census for 1980. 

The Special Housing and Population Study (1974), U.S. Census 
Bureau. 

3. The 1979 San Luis Obispo County Planning Department's Estimate 
of Housing Population. 


Mr 


Pismo Beach probably meets the requirements for low income housing. The 
City probably needs more moderate income housing. Housing needs for the 
elderly presently cannot be determined. 


POLICY HE-11: Programs of cooperation with County, State and Federal 
agencies shall be established to maintain current data required for 
the accurate evaluation of the City's housing needs. 


Program HE-40: The City shall initiate and pursue fact finding 
activities, within its physical and economic capabilities, with the 
California State Department of Housing and Community Development to 
expedite the collection of current housing data essential to the 
housing, planning and development process to supplement that data 


derived from the 1980 Census. 


Program HE-41: The City shall incorporate current data into the 
Housing Element reasonably soon after it becomes available, and will 
review and update the entire element, if necessary, at least 
bi-annually. 


c. Current Programs and Accomplishments 


According to the State, Pismo Beach is already providing its fair share of 
very low cost housing. We have maintained this status for many years. 
Considering that we are a desirable beach front community this is unusua | 
since land costs are generally high. The following are existing 
conditions and policies that have helped the City to maintain affordable 
housing. The City is continuing to pursue these policies in addition to 
the new programs outlined in the implementation plan. 


1. Our City has a large number of mobile home units. They consist of 
22% of the total dwelling units within the City. Current ordinances 
prevent rental price increases. New areas are also being zoned for 
further mobile home occupation. 


9. Pismo Beach consists of a high percentage of rental units. We have a 
rental conversion ordinance that makes conversion of these units to 
condominiums a difficult task, if such conversion results in the 
reduction of affordable units. 


3. Existing zoning of large acreages for multifamily and modular home 
uses could provide an additional 2,000 units of moderately affordable 
dwellings. 
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General Plan/LCP 
Council Adopted 1/23/81 


4. San Luis Obispo Housing Authority is currently involved in Pismo 
Beach in the following State and Federal Housing Assistance Programs: 


Section 8--Rental Subsidies 
Section 8--New Construction 


5. The City has cooperated with developers in innovative Housing 
Projects and has encouraged and approved housing developments with 
reduced lot size, reduced setbacks: and density bonuses in an effort 
to make housing more affordable. 


8. FIVE YEAR IMPLEMENTATION PLAN 
a. Introduction 


This implementation plan is designed to guide the city's housing policies 
and programs over the next five years. It will define the city's 
priorities in providing housing opportunities for all economic segments of 
the community and will outline programs which accomplish this objective. 
Pismo Beach is currently projecting a 3% housing growth rate over the next 
5 years. This will allow the population to increase by 907 by 1988. 
Based on current housing occupation trends 536 new housing units will need 
to be added to the city in order to accommodate these incoming residents. 


Table DE-H-6 
Five Year Growth Projections 
Base Year No. Units Population 
January, 1983 S420" bf 00* 
January, 1984 Beco - ores O Notes 
January, 1985 BR b2o ns 6,047** 
January, 1986 Shoes 6,c20n" 
January, 1987 3 ,849** 6.419°% 
January, 1988 3,964** On0Us 7 


* Certified Department of Finance estimates 
** Estimates based upon 3% growth rate 


The City's policies and programs fit into four major subheadings: Fair 
Share Allocation, Affordable Housing, Special Needs and Rehabilitation. 
Under each general subheading a list of priorities shall be given. All 
subheading topics are considered equally important in City objectives and 
shall be addressed in a consistent manner. The three major categories 
are: 


b. Fair Share Allocation 
It is Pismo Beach's objective to strive to meet the State's Fair.Share 


Allocation Program as earlier stated. The target percentages were as 
follows: 
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General Plan/LCP 
Council Adopted 1/23/81 


Difference from Current 
Community Composition 


Very Low 30% -3% 
Other Lower 15% +1% 
Moderate 20% -5% 
Above Moderate 35% +7% 


Our projected growth of 536 units over the next five years under Fair 


Share allocation requirements will bring our city's total households to: 


1983 1990 Difference 

940 1016 +76 Very Low Income Units 

399 508 109 Low Income Units 

rae 677 36 Moderate Income Units 

p98 1185 387 Above Moderate Income Units 

2850 3386 +536 TOTAL HOUSEHOLDS FOR ALL INCOME CATEGORIES 


The breakdown per year should include: 


11 Very Low Households/Year 

16 Low Households/Year 

-5 Moderate Households/Year 

55 Above Moderate Households/Year 
77 Households per year 


*Our addition of Very Low Income Units is low because the City is already 
supplying its fair share of very low income housing. 


c. Affordable Housing Policies 


The City has developed a list of objectives which will outline the 
strategy and priority which the city will undertake to bring affordable 
housing into the city. These priorities are outlined in a manner which 
allows the city to obtain the desired results in a five year time frame. 


Provide lower cost fee title ownership; 

Identify and obtain low and moderate income assistance programs ; 
Encourage rental housing throughout the City; 

Encourage subsidized housing Units: 

Encourage and identify lease purchase housing. 

Other Measures 


noanda 


fale Special Needs for Elderly, Handicapped and Limited Mobility 


The City has developed a list of objectives which outline the strategy and 
priority the city will undertake to provide special needs for elderly and 
handicapped residents. These priorities are outlined in a manner which 
allows the City to obtain the desired results in a five year time frame. 


a. Change building and zoning codes to consider elderly, limited 
mobility and handicapped special problems. 
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b. Designate specific areas that are service accessible to elderly 
and encourage elderly residential development in these areas. 

c. Encourage development of more low cost multi-unit accommodations 
for the elderly. 


e. Rehabilitation 


The City has developed a list of objectives which outline the strategy and 
priority the City will undertake to help rehabilitate dilapidated sections 
of town. These priorities are outlined in a manner which allows the City 
to obtain the desired results in a five year time frame. 


a. City will emphasize prevention of dilapidation. 

b. City will initiate local self-help programs for minor repairs. 

c. City will seek low cost loans for those that need moderate 
repair. 

d. City will seek federal or state funding to help renovate 
dilapidated structures. 


f. Time Frame for Policy Implementation 


The City has developed a list of criteria that it will follow in 
implementing its housing policies and programs. Since Pismo Beach has a 
limited planning staff, time is a major consideration. Those policies and 
programs that are the most time consuming have been given the lowest 
priority in order to fit them into our five year schedule. The priorities 
are listed below. 


First Priority - Programs that can be handled directly through the 
Planning Department, and require little funding. Programs such as 
review process streamlining fall into this category. 


Second Priority - Programs that involve interdepartmental or 
intergovernmental decisions and require little funding. Programs 
such aS zoning changes developer incentives for private affordable 
housing and educational programs fall into this category. 


First and Second Priority Programs will be scheduled to be implemented 
within the first 23 years of the adopted housing element. 


Third Priority - Programs that cost a considerable amount of money 
but can be handled within the City budget. Programs such as 
community self-help rehabilitation projects and low cost loans fall 
into this category. 


Fourth Priority - Programs that require extensive funding from 
outside sources. Programs such as state and federally assisted 
rental and subsidy programs fall into this category. - 


Third and Fourth Priority items may take longer to implement than lst and 
2nd Priority Programs. These programs involve a lot of time for securing 
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applications and other paper work. Advanced planning in the early years 
for these must be done in order for them to run smoothly in the last few 
years of the program. 


It will be the job of the Planning Department and/or the Administration 
Assistant in conjunction with City Administration to apply for grants and 
programs. If funding becomes available for these programs, it will be the 
City and the Housing Authority's responsibility to educate the public on 
the availability of funds. Those people who qualify under state 
guidelines as low income shall be required to register with the Housing 
Authority in order to receive benefits for programs designated for low 
income people. Other programs shall be advertised by newspaper and flyers 
as they become available. Details and application procedures will be 
included in order to make process easier to understand for public. 


Revisions in this element will be considered bi-annually or whenever 
change make its necessary to review. Revisions will take into account as 
recent information as it can get. Census information will be included 
with real estate surveys. Banking operations, Social Security changes, 
new federal or state aide programs, Construction processes, etc. 
comprehensive look will be taken to see what changes can be made to make 
Pismo Beach a better community to live in. 


g. Federal, State and Regional Housing Assistance Programs 


The following summary identifies, describes and clarifies housing 
assistance programs which can serve the residents of Pismo Beach. 


In addition to describing housing programs, objective and actions, the 
summary identifies existing and potential funding sources and the 
estimated annual number of households expected to benefit from each 
program between 1984 and 1988. Finally, pertinent program comments are 
provided for clarifications where necessary. 


These programs are organized under the following Housing Element 
objectives, each of which addresses a particular set of problems. 

- Rental Assistance 

- Home Ownership 

- Housing Location 

- Housing Loans/Assistance 


- Housing Preservation and Rehabilitation 
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RENTAL ASSISTANCE: 


PROGRAM TITLE 
a-1 

Section 8 
(Existing) - HUD 


a-2 
Renters Assistance 
FTB 


a-3 
Renters Credit 
FTB 


4 


a- 
Section 202 - HUD 


TABLE DE-H-7 
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FEDERAL, STATE AND REGIONAL HOUSING ASSISTANCE PROGRAMS 
AVAILABLE TO THE CITY OF PISMO BEACH 


PURPOSE 


Low-income rental 
assistance 


Provides relief to 
renters. 


Those who file an 
Income Tax return 
are eligible to 
receive money back 
if they were rent- 
ing on March lst 


of the year claimed. 


To provide rental 
or cooperative 
housing for the 
elderly or 
handicapped. 


ELIGIBILITY 


Low-income households 


Persons 62 years or 
older 


California renters 


Applicant-private 
nonprofit corporation 
and consumer coopera- 
tives (cities excluded) 
Beneficiary-Elderly 
(62+) physically handi- 
capped, developmentally 
disabled. 
" 


Iv-04 


COMMENTS 


Administered by San Luis Obispo City 
Housing Authority. 


Must be California Residents. 
Must have occupied rental or California 
residence during the year claimed 
Must have paid at least $50/mo. in rent 
for the year claimed. 

Must have had an income of household for 
calendar year claimed of not more 
than $5,000. 


Various other criteria; 
directory. 


check housing 


Funding availability expected, reduced 
from previous years. 
Supplemental to Section 8 Program. 
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PROGRAM TITLE 
a-5 
Section 207 - HUD 


a-6 
Section 221(d) (3) - 
HUD 


a-/ 


Housing Authority 


a-8 

Reduce government 
deterents to multi- 
family projects 


a-9 
Section 221(d)(4) - 
HUD 


PURPOSE 


To provide good 
quality rental 
housing. 


Multifamily rental 
housing for low- 
and moderate-income 
families. 


To assist in the 
administration 
of housing 
opportunities. 


Increase the 
availability of 
rental units. 


Mortgage insurance 
for moderate- 
income rental 
units. 


ELIGIBILITY 


Applicant-Investors, 
builders, developers, 
mortgagors. 


Applicant-Public, non- 
profit, builder- 
seller, mortgagor. 
Beneficiary - All 
families. 


City to join the 
Housing Authority 
of San Luis Obispo 
or form its own 
Authority 


Applicant-investors, 
builders, developers, 
mortgagors. 


Profit motivated 
sponsors. 
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COMMENTS 


Provides guaranteed/insured loans for 
five-unit structures. 

Must be in approved FHA area for 
rental housing. 

Funding not expected. 


Reduced funding expected. 
Must contain at least five units. 


Increase the number of rent 
supplements. This program 
provides the greatest 
for new affordable housing in 
Pismo Beach. 


Reduce some amenities and increase 
density of selected multifamily 
districts and other strategies. 


Reduce funding expected. 
Provides insurance to profit-minded 
sponsors with loans up to 90% of cost. 
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PROGRAM TITLE 
a-10 
Section 223(f) - HUD 


a-ll 


ftercare Housing 


a-12 

Tax abatement on 
substandard rental 
housing 


PURPOSE 


Mortgage insurance 
for existing 
multifamily rental 


Affordable housing 
for lower income 
disabled/handi- 
capped. 


Improve condition 
of substandard 
housing by inspec- 
tion program. 


ELIGIBILITY 


Investors, builders, 
and developers. 


All families subject 
to HUD approval 


Owners-Managers 


Genera] Plan/LCP 
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COMMENTS 


Designed to provide property owners with 
money to rehabilitate projects without 
the need to increase rent levels. 

Projects must contain five or more 
units; and 

Must be at least three years old. 


Eligible households rent privately 
owned, existing housing. 


If units are not maintained owners can 
ultimately lose all state tax credits, 
unknown depreciation, amortization, and 
interest allowances. 
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HOMEOWNERSHIP 


PROGRAM TITLE 
b-1 
Section 106(b) - 


b-2 
Section 203(b) - 
HUD 


b-3 

Marks-Foran Residen- 
tial Rehabilitation 
Act - City/ 
Redevelopment Agency 


PURPOSE 


To assist and 
stimulate non- 
profit sponsors 
of Section 202 
housing - direct 
loans for 80% of 
pre-construction 
expenses. 


To help families 
undertake home 
ownership. 


Enables communities 


to use their 
borrowing power 


to provide financ- 


ing for low- and 
moderate-income 
housing at below 
market rates. 


ELIGIBILITY 


Nonprofit organizations. 


All families subject 
to HUD approval. 


Cities, counties, 
housing authorities 
and redevelopment 
agencies 


a 
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COMMENTS 


Loans made only in conjunction with 
Section 202 Loans and Section 8 
assistance. 

New funding expected at levels lower 
than last year. 


Provides mortgage insurance for one- to 
four-family units. 

Funding expected at levels lower than 
last year. 

Mortgage insurance. 


Loans made in areas designated for 
residential rehabilitation. 

Community must make a commitment to 
enforce rehabilitation standards on 95% 
of the structures in the rehabilitation 
area and to provide the public improve- 
ments necessary to support 
rehabilitation. 

City would have to adopt a Redevelopment 
Agency to be eligible for this program. 
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PROJECT TITLE 
b-4 


Section 221(d) (2) - 


HUD 


b-5 

Section 8 

(New Construction) 
HUD 


b-6 

Guaranteed Housing 
Loans - 

FmHA 


b-7 
Limited equity 
cooperatives 


b-8 
Self-help 
New Construction 


PURPOSE 


Homeownership for 
low- and moderate- 
income families 
and for those dis- 
placed by govern- 
ment action. 


New construction 
of housing units 
for senior and 
low-income 
households. 


Above moderate 


mortgage insurance. 


Affordable Housing 
for lower-income. 


Reduce construction 


cost using self 
help concept. 


ELIGIBILITY 


Low- and moderate- 
income families 


Low-income households/ 
senior households. 


Above moderate income 
owner-occupied rural 
residence. 


Low-income 
household. 


Applicant. 
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COMMENTS 


Reduced funding expected. 
Provides mortgage insurance on loans to 
finance, purchase, or construction. 


HUD construction funds at below market 
interest rates. 


Construction 
home. 

Owner not able to obtain conventional 
financing with reasonable conditions. 

Adequate but moderate residence. 


repairs or purchase of 


Housing stays affordable because 
cost not influenced by increasing 
mortgage and credit costs. 


Provide technical assistance 
and direct construction 
Supervision. 
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PROGRAM TITLE 

b-9 

Incentives for 

for developers 
building affordable 
housing. 


b-10 

Support organizations 
involved in providing 
lower-cost housing. 


PURPOSE 


Increase supply 
of affordable 
housing. 


Increase amount 
of lower-cost 
housing. 


ELIGIBIETTY 
Applicant-Investors, 


builders, developers, 
mortgages. 


Applicants who meet 
criteria. 


IV-69 


General Plan/LCP 
Council Adopted 1/23/81 


COMMENTS 


Voluntary agreement between 
developer and City. 


Apply for grants. 
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HOUSING LOCATION 


PROGRAM TITLE 
c-1 
Reduce Urban sprawl. 


c-2 

Increase available 
land for residential 
development. 


c-3 
Efficient residential 
land use. 


Gee 
Preparation of 
neighborhood 
specific plans. 


c-5 
Housing above 
tivst. floor 
of commercial 
buildings. 


PURPOSE 


Avoid additional City 
suburban and rural 
residential areas 
outside urban 

reserve lines. 


Ensure adequate City 
supply of vacant 
residential lots. 


Ensure maximum Gaty 
allowable density 

which low or 

moderate cost units 

are provided. 


Ensure that interim City 
development is 
compatible with 

land use plan. 


Promote mixed use 
where appropriate. 


ELIGIBILITY 


City Policy 


General Plan/LCP 
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COMMENTS 


Reduce infrastructure costs 

through orderly development. 
Better assurance of adequate 
future water resources. 


Provide through proper land 
use designations. 


Reduce the need for the pre- 
mature expansion of the 
urban reserve line. 


Oversee preparation of neigh- 
borhood specific plans. 


Public information program 
Refinement of Land Use 
Regulations. 
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HOUSING LOANS/ASSISTANCE 


PROGRAM TITLE 
d-1 

Create reduced 
interest mortgage 
loan fund. 


d-2 

Community Develop- 
ment Block Grant 
Program-Rehabi1- 
tation. 


d-3 

Community Develop- 
ment Block Grant 
Weatherization. 


d-4 

Senate Bill 99- 
City/Redevelop- 
ment. 


») 


PURPOSE ELIGIBILITY 
Homes for first 
time buyers. - 


Preserve housing 
in lower-income 


Preserve Housing 
and increase 
affordability by 
lowering energy 
COSTS: 


Allows redevelop- 
ment agencies to 
issue bonds in 
order to provide 
long-term, low- 
interest loans to 
finance residential 
construction in re- 
development areas. 


Redevelopment 
agencies. 


IV571 


First time buyers 


General Plan/LCP 
Council Adopted 1/23/81 


COMMENTS 


Bond proceeds sent to home 
buyers at less than prevailing 
market rate. 


Apply for grants, plan and 
coordinate program. 


Apply for grants 
Plan and coordinate program. 


Available at below market 

rates for construction of new 
housing in previously 
designated redevelopment areas. 
Requires a referendum vote 
before bonds may be issued. 
Needs as redevelopment district 
and the adoption of a redevelop- 
plan. 

Unlikely unless City were to 
form a Redevelopment Agency. 
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PROGRAM TITLE 
d-5 
Refinancing. 
(Section 223(f) 


Section 213- 
HUD 


d-8 


Homeowners Property 


Tax Exemption- 
FTB 


d-9 

General Obligation 
and Revenue Bonds- 
City: 


) 


PURPOSE 


Refinancing of 
units to provide 
funds for re- 
habilitation of 
housing. 


A non-profit 
corporation sells 
revenue bonds. 


Federal mortgage 
insurance to 
finance cooper- 
ative projects. 


Provides for a 
specified amount 
of the assessed 
value of the 
property to be 
exempt from the 
property tax. 


City issues bonds 
for municipal im- 
provements. 


ELTGIBEEETY 


Homeowners. 


Nonprofit corporation. 


Nonprofit corporations. 


Owner-occupied 
households. 


Cities. 


1V-22 


General Plan/LCP 
Council] Adopted 1/23/81 


COMMENTS 


Controls on rent increase so 
that rehabilitation can occur 
without hardship to renters. 


Must be for the construction 
or rehabilitation of co- 
operative housing projects of 
five or more units. 

Reduced funding expected. 


Various other criteria: 
check housing directory. 


General obligation bonds 
must be approved by 2/3 
vote of local electorate. 
Likely to be difficult to 
obtain necessary 2/3/ vote. 
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PROGRAM TITLE 
d-10 

Veterans Admin- 
istration Loans. 


d-11 
Internal Revenue 
Code, Section 167 (k) 


d-12 

Division of Com- 
munity Affairs 
Aftercare Housing 
Program. 
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d- 
Financing 11(b) 


>) 


PURPOSE 


Guarantees loans 
made by private 
lenders to vet- 
rans or wars. 


Accelerated prop- 


perty depreciation. 


Provides Section 

B Assistance to 
Mentally and 
Physically Handi- 
capped Outpatients 


Permits public 
housing agencies 
to finance both 
nonprofit and pro- 
fit motivated Sec- 
tion 8 projects at 


tax-exempt rates of 


interest. 


ELIGIBILITY 


Veterans, un- 
married widows 
and widowers 

of otherwise 
eligible veterans. 


Investors interested 
in rehabilitating ex- 
isting housing for 
occupancy by low and 
moderate income. 


Adults who are: 1) 
Mentally disordered 
2) Developmentally 
disabled, or 3) 
Physically disabled. 


Housing authorities. 


General Plan/LCP 
Council] Adopted 1/23/81 


COMMENTS 


Includes loans for homes, 
mobilehomes for buying, 
building, altering, repairing, 
or improving. 


Funds must be applied for through 
city and county agencies or 
through nonprofit organizations 
engaged in providing housing for 
disabled persons. 
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PROGRAM TITLE PURPOSE ELIGIBILITY 
d-14 
Direct Loans- Loans for develop- Developers, nonprofit 
California ment of multi- agencies, and public 
Housing Finance family mixed income agencies. 
Agency (CHFA) projects and 
housing for the 
elderly. 
d-15 
Single-Family CHFA purchases Low- and moderate- 
Mortgage-CHFA mortgage loans income homebuyers 
at below market whose adjusted income 
interest rates must amount to no more 
on single-family that 120% of the area 
homes with the median income 


Savings passed on 
to low- and 
moderate-income 
homebuyers. 


d-16 

Title I, Section 2 - Home improvement Property owner and 

loan insurance. tenants whose leases 
are at least six months 
longer than the loan 
term. 

Jon 4 
> re 
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COMMENTS 


Each project must contain units 
offered at market rates and 
those subsidized through HUD's 
Section 8. 

At least 30% of the dwellings 
must be for very low-income 
residents. 


Mortgages must be insured by the 
FHA, guaranteed by the VA, or coinsured 
through private market insurance. 

Property value limits. 

Must be for a residential structure con- 
sisting of 1-4 family D.U.S., one of 
which must be occupied by the 
mortgagor. 


Provides 12% twelve-year loans to HUD 
property owners to finance improvements 
on individual homes. 
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PROGRAM TITLE 

d-17 

Community Development 
Block Grants/Smal] 
Cities Program - HUD 


d-18 
Single-family 
Mortgage - CHFA 


>) J 


PURPOSE 


Non-categorical 
grant to assist 

in accomplishing 

a specific program 
directed at pro- 
viding housing 
principals for low 
and moderate income. 


EEIGIBILITY 


County of City 
governments. 


The mortgager's assets 
may not exceed $8,999 

if he is 62 or older, or 
$6,000 if less than 62 
years old. 


General Plan/L€P 
Council Adopted 1/23/81 


COMMENTS 


May be used for pre-construction work 
necessary to allow building. 

Not for general governmental facilities. 
Competititve demand far exceeds funding. 
Reduced funding expected. 
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HOUSING PRESERVATION/REHABILITATION 


PROGRAM TITLE 

e-1 

Discourage conversion 
of residential areas 
to other uses. 


e-2 

Housing advisory and 
and information 
service 


e-3 

Counseling for 
displacement due to 
building code 
enforcement. 


e-4 
Major Housing 
Rehabilitation 


e-5 
Minor Housing 
Rehabilitation 


e-6 
Mutual Self-Help 
Housing Rehabilitation 


PURPOSE 


Preserve Housing 
Stock. 


Create centralized 
source of housing 
information and 
advice. 


Reduce of eliminate 
problems associated 
with displacement. 


Preserve affordable 
housing. 


Preserve affordable 
housing 


Reduce rehabilita- 
tion cost by using 
self-help concept. 


ELIGIBILITY 


City Residents 


City Residents 


City Residents 


City Residents 


General Plan/LCP 
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COMMENTS 


Avoid expansion of office and profes- 
sional and commercial uses into 
residential areas. 


Establish through the Planning Dept. 


Does not include monetary assistance. 


Rehabilitate low-income, senior’ or 
handicapped owner-occupied housing. 


Repair/maintain low-income, senior, 
handicapped, owner-occupied housing. 


Provide technical assistance and direct 
construction supervision. 


——— 
— 
_ 
= a 
ss; 
ae = 
a 
= 

~ 
7 

- 
_ 


a. 


aaa 


me ho 


t ‘ 
1) EN rhe 7 
y ’ 
i ; re i : i -_ 1 . : j 
. cor ORS a ea) e a te : we: 4 ie Ny aad ae 7 
Ph, Ze ay fe 4 nae} ; rie = 7 : . ial 4 a rh re : 5 i a 4 Tf 2 i f 
: dod), SBD PFET Odive., te} ae ot tee), 1S tei thet wobe te ~*~ ie 
7 Ww vr ® i my eos © > Ma’ 1 a ; 
met Oe) a Te) ee = Nel ae a r = * : 
, ce aX 2 0 = le of es 0) Be Cr ah + aly — & 
) 2 > @ Geo oh en ee, =~ xa ou 
- 7 mw ae 2 eS it a= ~) ry 
+ v 3 <@ * eS = a i a os a 
ed rad a met : laa ~~ a ' a ee 
on We f oe fs ed es > -— 7) enn 
re So Sy) Oe ea ~ @ jr oe Cc a . ihe 
a oy BMY CU rie Gi - we c So = 
a 1 fom a & Pu — g - 
} = ) = cg he ~ ine 
: 1¢ i, fe pad ie] Cite. 
bo } : a 
— : Pry oy 
ye! vi =) @ 
pve Ci] pe ve 
ail fe © 
Lo i) e 
iy 
oy on oo i cy ANS os > rs sie : ‘a eS * a 
rt. ae — dey * @ “ F r = Give 
s t wt te. | aa na ae Sy Ot 
hw Pa! 9 » hee “~! my Ww — ie 
- - —- - a all 1 
f gy i i> ¢ @ “y re 
t ¢ te + i : 
' od j : * ‘) F LD bes 
8 is ge avs ~~ 7 py a Cc 
: > Se “i s - 
{ : , - ty ‘ ; im * i‘ 
re - ee *- e ” 
Ay 7 4 oO ake 
bey, - 2: r em SPF 
= - P 2 a ~™ | 
re : t Gc. ‘ “) a! 
t j ~~ & =] c 
2 m a — = * 
ee 
Fae] Lom 3 "+ 2 
“ ae ft ‘te es 
| i a) 
> 
x ‘= Cx 
H nh Cc 
~ ~~ 
[a hk 
é. 
~ é *> 
‘ Ve 
-) S : mys oe . co 
- fA) ae Nina 4 = oi v- 2 
~~! ae MH, t | <j c € So) 2 
te « tD ih 4 ~ a= a - = 
m2 ") 5 2 As De the & — © 
(e Ro ‘om t =_ ts = 
' ; — & bypass! vite => a Q << a] “i La 
i Al Ci Fad fu ’ a mm = ¢ = 
/ a! be & && wz 
] i ae f - 3 . a * 
i = a i Yond . 
ie a. a 5 eo. GA 35 
‘ | e 
, — - 
a 


taal a 


PROGRAM TITLE 

e-/ 

Low Income House- 
hold Weatherization 


e-8 
Public Utility 
Conservation Program 


e-9 
Relocation Services 
prior to Displacement 


PURPOSE ELIGIBILITY 


Increase Housing City Residents 
affordability by 

lowering energy 

Costs: 


Residential City Residents 
Energy Conservation 


Reduce relocation City Residents 
problems. 


General Plan/LCP 
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COMMENTS 


Economic Opportunity Commission 
Primarily for low income and seniors. 


Public utilities. 
Home audits, Low Interest Loans,s 
counseling, presentations. 


Relocation Counseling and assistance. 
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D. PUBLIC SERVICES 
1. INTRODUCTION 


The following section summarizes existing water, wastewater and utility 
systems within Pismo Beach. The background information contained in the 
Appendix and the information regarding population projections contained in 
Chapter II of this General Plan was used to determine future water, 
wastewater and utility facilities demands. The goals, policies and 
programs are based on the background data and analysis. 


The public services section was also used to plan the kinds, intensities 
and locations of land uses as required under the Coastal Act. The Coastal 
Act of 1976 requires that land uses be correlated with the availability of 
resources and services. Resources refer to water supply; services refer 
to water distribution systems, wastewater collection and treatment 
facilities and transportation systems. In cases where resources and/or 
services can only accommodate a limited amount of new development, Section 
30254 of the Coastal Act requires that services to coastal dependent land 
uses, essential public services and basic industries not be precluded by 
other development. In addition to the priority uses established under the 
Act, provision for local needs such as housing and employment must also be 
addressed. 


30254. New or expanded public works facilities shall be designed and 
Timited to accommodate needs generated by development or uses 
permitted consistent with the provisions of this division; provided, 
however, that it is the intent of the Legislature that State Highway 
Route 1 in rural areas of the coastal zone remain a_ scenic two-lane 
road. Special districts shall not be formed or expanded except where 
assessment for, and provision of, the service would not induce new 
development inconsistent with this division. Where existing or 
planned public works facilities can accommodate only a limited amount 
of new development, services to coastal-dependent land use, essential 
public services and basic industries vital to the economic health of 
the region, state, or nation, public recreation, commercia | 


recreation, and visitor serving land uses shall not be precluded by 
other development. 


Resource protection and provision of public services are also addressed in 
other sections of the Coastal Act. Section 30231 of the Coastal Act 
requires that depletion of groundwater supplies be prevented. Section 
30241 requires that public service and _ facility expansions and 
non-agricultural development do not impair agricultural viability either 
through increased costs or degraded air and water quality. 
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2. WATER SERVICES 


a. Water Supply and Demand 


For the past several years the Pismo Beach water requirement has been 
approximately 1100 acre feet per year; nearly all has come form Lopez 
Reservoir, the remainder from City-owned wells in the Arroyo Grande 
Groundwater Basin. The City's allocation of Lopez water is 887 acre feet 
per year; some years Lopez has had surplus water available from which the 
City purchased additional supplies. Well water jis generally under five 
percent of the total uses, although in 1975-1976, a dry season, it rose to 
20 percent. 


Pismo Beach owns four wells, #1, #3 and #4 in Oceano, and #5 in Grover 
City (#2 was abandoned). When last tested, #5 gave the largest flow, the 
purest water, and in recent years has supplied all the well water used by 
the City. 


The March 9, 1977 report by Richard E. Damm (Community Development 
Director in 1977) stated that the Oceano well water was of unsatisfactory 
quality (high nitrate) and should be mixed (50/50) with water from the #5 
well (Grover City). Changing agriculture practice (less fertilizer) is 
expected to result in lower nitrate concentrations in the groundwater, so 
that water from wells #1, #3, and #4 may eventually be usable or nearly 
usable without mixing. The Toups Master Water Plan provides more recent 
data on water supply. 


b. Projected Water Use 


For projections and similar purposes, the City's dependable water supply 
is taken as 2000 acre feet per year (887 from Lopez; 1100 from the City 
wells). Some doubts will remain about the City's exact entitlement to 
groundwater until water rights in the Tri-Cities Mesa/Arroyo Grande Plain 
part of the Arroyo Grande Waterbasin are adjudicated. Two factors suggest 
that neither adjudication nor a voluntary agreement are likely in the near 
future: (1) Since Lopez Reservoir was placed in service the Tri-Cities 
Mesa/Arroyo Grande Plain section has not been in an overdraft condition 
(j.e., no shortages); and (2) because of the large number of users (mostly 
agricultural) obtaining the necessary agreements and signatures is both 
difficult and time consuming. There is an understanding between water 
users now in effect. This is an informal agreement and does not include 
all agricultural users. 


Under State Law the City has a strong claim to an annual withdrawal of 
groundwater from the basin equal to the total amount of water used in the 
current year (about 1100 acre/feet per year in 1980) and an even stronger 
claim to the first 500 acre feet per year of that amount. Thus the City 
might secure more than 1100 acre feet per year when adjudication 
eventually occurs. Additional detail is given in the 1979 report by the 
Public Works Department. 
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At the City's historic growth rate--roughly 3 percent per year--and at 
present per capita usage, about 20 years will elapse before 2000 acre feet 
per year is exceeded. When complete build-up within the General Plan area 
js reached, the population is expected to be about triple and the water 
usage is expected to be about 3000 acre feet per year. Table DE-5 
indicates how the foregoing is affected by significant changes in the 
growth rate or in the assured water supply. 


Data in the Department of Water Resources (DWR) report "Ground Water in 
the Arroyo Grande Area" (June 1979) indicate that if pumping is increased 
by more than 1700+ 500 acre feet per year above the present amount, the 
Arroyo Grande/Tri-Cities Mesa portion of the basin will go into overdraft. 
The Toups Master Water System Plan provides more updated information. 


Only rough estimates of the projected requirements of the other users are 
presently available to the City; these indicate that an overdraft 
situation is likely sometime after 1995. An overdraft will not reduce the 
quantity of water available for annual pumping nor have an immediate 
effect on the adequacy of the reserves, but will signal the desirability 
of establishing an effective basinwide water management program. 


Likely initial management steps are: (1) artificial recharge of the basin 
using available wastewater, and (2) increased conservation by more 
efficient use of water. 


reas Storage and Distribution 


The eight municipal reservoirs have a combined capacity of 3,500,000 
gallons; this is ample at present and will be increased as the City grows. 
Lopez water is delivered by a trunk pipeline which enters the City along 
Arroyo Grande Creek, follows U.S. Highway 101 north and continues on to 
Avila and Port San Luis. This line is tapped at several points to supply 
City storage units. The municipal distribution network is generally 
adequate for present peak demand and fireflow. The City has an active 
program for improvement and enlargement of storage and distribution 
facilities. Additional detail is given in the 1979 Public Works Report 
(see the Appendix), and the Toups Master Water System Plan. 
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ot WASTEWATER SERVICES 
a. Facilities 


Pismo Beach was incorporated as a city in 1946. The initial sewage system 
consisted of a collection system in the downtown area, a septic tank and 
an ocean outfall. The septic tank was located near the present Addie 
Street pump plant in the south-easterly part of the Ci Gyiseutheagocean 
outfall was directly offshore of Addie Street. In 1952-53, a new 
treatment plant was built 3200 feet inland (adjacent to Pismo Creek); the 
same ocean outall was used, and the Addie Street pump plant was built to 
pump raw sewage to the treatment plant. The capacity of the treatment 
plant was increased to 0.96 million gallons per day in 1972 and to 1.20 
mgd in 1976-77. The Addie Street outfall has been replaced; a force line 
connects the Pismo Beach treatment plant with a new ocean outfall built 
jointly with the South San Luis Obispo County Sanitary District adjacent 
to the SSLOCSD treatment plant near Oceano. 


Pismo Beach has expanded by development and annexation. Prior to 
annexation in the 1960s, Shell Beach had its own sewage treatment plant 
and ocean outfall; both have been abandoned and the flow is pumped into 
the Pismo Beach system. 


City growth and tourism loads were greater than expected, so that, at 
times, the total system did not always meet state standards for effluent. 
However, since the 1976 contract with Sanitation and Operation 
Consultants, Inc., to operate the plant, state standards have been met. 
Weaknesses in the system have been pinpointed, some corrections made and 
further improvements scheduled. 


b. Present Capacity and Future Requirements 


The wastewater system has three units: the collection system, the sewage 
treatment plant, and the sewage plant effluent disposal system (ocean 
outfall). 


The 16 inch pipeline to the new joint ocean outfall has a capacity of 3.5 
million gallons per day. (The capacity of the joint outfall is 8.5 mgd.) 
At a 3 percent per year growth rate, 3.5 mgd should be reached in about 30 
years. 


The sewage treatment plant operates under a dual-state-E.P.A. order issued 
by the California Regional Water Quality Board. The order specifies the 
quality of the effluent in detail and states, "The maximum daily discharge 
rate shall not exceed 1.2 million gallons." 


The treatment plant includes a_ primary anaerobic stage, a secondary 
aerobic stage and settling and dewatering operations. It is a moderately 
complex biochemical operation with many constraints but considerable 
flexibility of operation. The flexibility is fortunate because the inflow 
to the plant is highly variable; in 1979 it ranged from 0.620 to 1.290 mgd 
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with an average of 0.831 mgd for the year. This wide range is due mainly 
to (1) the presence of many tourists in the summer and their absence in 
winter, and (2) the unavoidable entry of some runoff into the collection 
system during the rainy season. The crucial factor in plant operation 
appears to be the tourist load during July and August; 0.99 mgd is 
probably invalid because of an instrument malfunction. The true figure js 
probably closer to the one for July. The winter rains coincide with a low 
dry water flow (about 0175 mgd) and so far skillful operation has 
maintained the required effluent quality even though during a big storm 
flows sometimes exceed 1.2 mad. 


Effluent quality--especially a low coliform bacteria count--must be 
maintained at all times. This is more difficult with high flows in dry 
weather than in wet. Sustained high loads during the tourist season are 
the critical times; and if close to rated plant capacity indicate the need 
for expansion. Since the ratio of peak summer load to yearly average is 
roughly constant the latter can also serve as the indicator. Planning for 
expansion should begin when the yearly averages reaches 75 percent of the 
permissible maximum (1.2 mgd) daily flow. An increase of 0.6 mgd is 
needed soon, as well as a second increment of 0.6 mgd by 1990 to provide 
for 3 percent annual growth. 
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The collection system appears to be in generally good condition except for 
some aging sewer lines. Three of the five pump stations are at marginal 
capacity. A program of scheduled replacement and preventative maintenance 
is suitable for this situation. Expansion of the collection system will 
primarily serve new planned developments and will be financed by the 


developments 
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TABLE DE-6 
ESTIMATED WATER DEMAND AT MAXIMUM 
DEVELOPMENT WITHIN EXISTING CITY LIMITS 
AND AT CURRENT ZONING 
3 AVERAGE PEAK 
ANNUAL , MONTHLY 


GALLONS PER DAY ACRE FEET PER DAY 


CATEGORY NUMBER* AVERAGE PEAK“ AVERAGE PEAK DEMAND” DEMAND 

Existing Population 

Gity 5,460 742,560 1,744,500 2428 5.45 832 87 

Coastal Zone Syeau 711,260 1,699,750 (asks, era 796 83 
Total Infill Population 

City 690 93,480 224,250 0.29 0.69 106 At 

Coastal Zone 550 74,800 1785/50 O73 555 84 9 
Estimated Buildout Population 

City Dacou 714,000 1,706,250 (ge hy) 5.24 799 83 

Coastal Zone 2,390 325,040 116,750 1.00 2.39 365 38 
Total Potential Population 

City 11,400 1,550,400 35405,000 4.76 LY, 3yoee ie 181 

Coastal Zone e170 1 bag Ig Beeb) 2,005,250 a04% 8.15 &© 1.245 129 
Commercial Development 

City 3,648 496,128 1,185,600 152 3.64 555 58 

Coastal Zone 2,614 355,504 849 ,550 1.09 ae y | 398 4] 
Total Commercial and Population 

City 15,048 2,046,528 4,890,600 6.28 15.01 23292 238 

Coastal Zone 10,078 1,370,608 SE 2hOga0U 4.21 10.05 15537 160 


yPopulation based on 1.88 persons per unit times number of units counted by the City in 1980. 

At 136 gpcd 
eat 325 gpcd. Note that 325 gpcd includes the maximum water use during the tourist season. This figure was 
used by the Water Quality Control Board to calculate existing population plus maximum tourist use in the City. 
Acre Feet = 325,851 gallons. 
AF/Day x 365 days/yr. 
The figure of 1,093 af/yr. on Table 4 includes 1,712 per capita use (or 32%) attributable to existing 
commercial use. This figure only includes residential population use. 
Commmercial development equivalent estimated at 32% of total potential population. This assumes that the 
proposed commercial development catering to tourist use will continue to have the sam proportion to 
residential use as currently exists. This does not mean that numbers of tourists will remain at the same 
ratio, only that water use will remain at the smae ratio. Water consumption from tourist use is either from 
public fountains and restrooms or from commercial services. This percentage was used due to lack of a better 
figure; see also equivalent-unit definitions on Table 11. 
NOTE: As of May, 1986, this data has been found to be out-of-date. New information is currently available in 

the Public Services Department. 
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TABLE DE-9 


ESTIMATED WASTEWATER TREATMENT DEMAND 
AT MAXIMUM DEVELOPMENT WITHIN EXISTING CITY LIMITS 
AT CURRENT ZONING 


ACTUAL MAXIMUM 
USE USE 
GALLONS GALLONS, 

CATEGORY POPULATION PER DAY PER DAY” 
Existing Population 

City 5,460 485 ,940 726,064 

Coastal Zone owyaste) 465,470 695,479 
Total Infill Population 

OCTty 690 61,410 107 55 

Coastal Zone 550 48,950 Ho Loe 
Estimated Buildout Population 

City 5,250 467,250 698,138 

Coastal Zone 2,390 Fah ee U8 3175619 
Total Potential Population 

City 11,400 1,014,600 Sipe coU 

Coastal Zone 8,170 7275130 1,036,436 
Commercial .Development 
Equivalent 

Cicy 3,648 324,672 485,106 

Coastal Zone 2,614 232,646 347 ,606 
Total Commercial Equivalent 

City 15,048 Li oa8.c72 2,001,064 

Coastal Zone 10,078 896,942 1,340,160 
: 89 gpcd. 
C 


250 gallons per household or 133 gpcd. This figure includes infiltration 
rate. 


3 Estimated as 32 percent of total potential population. 


x Population based on 1.88 persons per unit times the number of units 
counted by the City in 1980. 


NOTE: As of May, 1986, this data has been found to be out-of-date. 
Updated information is available in the Public Services Dept. 


IV-86 


ee) ee ee A | - a %) 
re\ES\1 bepaebA ftonuod 


G20 ZIGAT 


AW 4 ie Fe H* 739 Aes TOT ALY TO 
. v it] ip CTAA RT 2 Kha) ef ye Mil.a 
wis TTT4 wr Te] ] (5 wiW j THI y fi) ny (Aa A 


oy THOS yaar ie * 


ct 
= 
ae | 
- 
- 
e% 
* 


' reat i : teaaT 
(fe fee uot? |. i: 
sch a raGS ; 
Anite huan ob | yavicct 183 1@ 
be ek. ta jae tlc 
by VEE oF AS | we .§ aS (afeead 


hetra tga | tantot eee! 

SL } Ga. 719,% Cis, ! a2hs 
eG, »\a' Pie snak Jeyeens 
ry 
JHE BQ01 4ve Re "Wiha 

liga: 

Wie Ste. ete 24. wre’ 
4. Sk2 jaa, Sf" ifs.s afgl arden? 


. 7 
snatevidn? (sioraww 'wIoF 


Ps 5 0,5 SYS, €&t. a00, 03 - DP 
et. OM! Sno 208 TO. G1 amet is 


neriessitint esbytont avert ¢ieT =, bagp Eb! <0 bi ndsaucrt’ oq att 


a — 
-ooficinuged jehiaeyog | s$03 Po Item 


étiny To venjmun 209 feats qa 958 ne poead 


ist ani 


The City Of 
PISMO BEACH 


a —— 


\ 
\ = 


\\ 


Z))I\\ 


2 
Zz 
ry 


ofA) | ff 


poe Se 
7—\\"/"\ 
\\Rea = 
— =, 
O 


\\WXXSSE 
KA \ Wek 


ENS 


\EZ 


— 


Gn 
Kr SS 
jase ouUUG 


Eek = Z LB = _C 7 = 
_— Ean pacs00en Lo ZS 
wie} 


a — 


s= 


e— 
—=@5> 


SE oe 


> oe Ne : Rs : 
ies Loreen oe 


~ 


\ 
‘ 


@ Reservoir 


@ Water Tank 


———— 


| A | Turnouts 
_ [| Booster Pump 


M | Water Pressure Tank Zp wy Lf a BD waetee < 
’ <i A WATER SYSTEMS 


poosao| Major Water Lines S ~~, : 
\ a, Om AW 
yaneant Major Water Lines- Pressure System s Pai ea ‘ 
J Y e \\ ~~, \ VS. \ 
Bsa \\) 
SS DY AS 
0 


is II | ~ iw) ral Nee 
LX Che CN x 
’ REFERENCE PRC TOUPS APRIL 15, 1982 COMPREHENSIVE < aS 4 ek eS FIG e 
WATER SYSTEM MASTER PLAN _FOR COMPLETE EXISTING \ SS ae 
Y= 


* Four wells are located southeast of town 
1200’ 2400 


600 


AND PROPOSED WATER FACILITIES : 


PREPARED 1980 
Sr a 


rE 


om 


Pa» 


WAY 
- ; 


% 


& 4 ie at 


ua eh"! 


dul 


i S 5 
ah dal gui 


eel 


== 


2, The City Of 
= PISMO BEACH 


oe 
Foes i; 
Y| 
40 


Sea 


\ 
aN Rte. @ 


\ 
7240 


\ 


oo) 8) 8/8) 
\ RO PP 8 
\ AWRY 
\ 4, —\\ { ; : 
SSS (EA : 
N / AX! 


=: ‘ 
Ss 
SE 
SF 


\ 
‘AN 


Al 
| 


TDat 


SN 
7) 
ite, / 
= < 
Z 6 


Pump Station 


Sewage Treatment Plant 


Force Mains 
Sewer Collection Lines 
beeeaen Outfall to Oceano 


PREPARED 1980 


ee —————™—"——MU—3—_ettett”t”t”~<~—— 


600 


1200’ 


2400 


i S| : i 


REFERENCE PRC TOUPS AUGUST 31,1982 COMPREHENSIVE 
WASTEWATER S¥STEM MASTER PLAN REPORT FOR 


COMPLETE 


EXISTING AND PROPCSED SEWER FACILITIES 


=— 


Lee, 


ee 


SEWER MAP 


FIGURE DE-4 


General Plan/LCP 
Council Adopted 1/23/81 


4. ~@PUBLICSUTI ISERIES 


Natural gas is supplied to the City by Southern California Gas Company, 
electricity facilities are supplied through Pacific Gas and Electric 
(P.G.8E.), Pacific Telephone Company supplies phone service to the City, 
and Sonic Cable T.V. supplies cable television services. Local connection 
lines are the responsibility of the developer as part of a proposed 
project. Service lines are supplied by the utility companies. 


P.G.&E. is implementing voluntary conservation measures in an effort to 
reduce energy consumption. As part of their program, P.G.&E. has 
developed the Premium Energy Conservation Home Program which provides 
incentives to developers to incorporate in their new dwellings a variety 
of energy conserving devices and methods. P.G.& E. will provide 
assistance for each qualifying unit with an allowance of $60 for each 
Single family and $40 for each multi-family unit with a maximum allowance 
per project of $6000 for single family and $4000 for multi-family 
projects. (These dollar estimates will change depending upon cost 
factors). A score of 50 points qualifies a unit for the allowance. If 
programs are implemented on a City wide basis then there will be a 
noticeable reduction in the amount of electrical energy consumed. 


Another method of reducing electrical energy on the part of the City is to 
utilize sodium vapor street lights, orient developments to maximum 
southern exposure in order to utilize solar efficiency, and increase the 
use of insulation on public buildings. 
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5. GOVERNMENT SERVICES 


In order to support the land uses in the City of Pismo Beach, a number of 
government services and supporting community facilities must be provided. 
The extent and location of such facilities and services is determined by 
the population and community need for such facilities. The provision of 
additional community services including the construction of new facilities 
will be determined largely by available financial resources. 


a. Government Buildings 


Government buildings within the City of Pismo Beach include two Veterans' 
Memorial Buildings and the City Hall Building. The City Hall is located 
on Bello Street and is the center of city government, housing the City 
Administrator, Public Works Department, Planning Department and Police and 
Fire Departments. The Veterans' Memorial Building also is located on 
Bellow Street and is used primarily for meetings, elections and community 
activities. The South County Citizens' Center provides a variety of 
county and public services and activities at a single regional center for 
the "South County Area". 


DE Fire Protection 


The City of Pismo Beach is provided with fire protection from two 
agencies. Pismo Beach has two fire stations within the incorporated areas 
of the City; and are located on Bello Street and on Shell Beach Road in 
Shell Beach. In the unincorporated sections of the planning area, fire 
protection is provided by the California Division of Forestry (CDF) 
located in San Luis Obispo Airport or Nipomo and are within 74 to 15 
minutes. The CDF has mutual aid agreements for structure fires with all 
fire protection agencies within San Luis Obispo County. 


The City of Pismo Beach Fire Department presently is an all volunteer 
department with the exception of the part-time Fire chief. In addition to 
provision of fire protection, the department also is involved in 
lifesaving techniques, first aide and resuscitation, and cliff and water 
rescue. 


The current fire insurance rating is Zone 5 within corporate City limits. 
Pismo Beach presently conforms to national standards but with additional 
growth and development, additions including staff and equipment would need 
to be provided to the department. 


Cx Police Protection 


The City of Pismo Beach provides police services within the corporate 
limits. The rural portions of the planning area are serviced by the San 
Luis Obispo County Sheriff and the California Highway Patrol. The South 
County Sheriff's Substation, located in Oceano, services the outlying 
areas of Pismo Beach. 
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National standards relative to Police Stations require a service radius of 
3 miles. The police station, located in City Hall on Bello Street, is 
presently sufficiently staffed to cover the needs of the community police 
patrol. The department will require additional personnel and equipment as 
the City continues to grow and develop. 


The City is currently in need of a crime prevention program to educate the 
public on prevention measures. Crimes against property (i.e., burglary) 
are the main problems in the City and an effective prevention program 
would be beneficial. 


d. Special Districts 


Several special districts exist which provide services to both the 
incorporated and are incorporated sections of the City planning area. 
The first of such special districts is the Port San Luis Harbor District. 
This district includes all of Pismo Beach and provides for development, 
maintenance and operations of harbor lands, piers, facilities and 
harborways. 


The Arroyo Grande Resource Conservation District (RCD) also includes both 
the incorporated and unincorporated portions of the planning area and 
provides services in the prevention of soil erosion, agriculture education 
and water conservation. 


e. Schools 


The City of Pismo Beach is divided by two school districts: The San Luis 
Obispo Unified School District and the Lucia Mar Unified School District. 
The City also is within the Cuesta Community College District’. 


The northern portion of the City (Sunset Palisades to Spyglass Road) is 
within the San Luis Coastal Unified School District. The schools serving 
the area are Bellevue-Santa Fe Elementary School, which is located near 
Avila Beach; Laguna Junior High School, located in San Luis Obispo; and 
San Luis Obispo High School in San Luis Obispo. A study currently is 
being conducted regarding closure of the Bellevue-Santa Fe School. This 
would result in a change of schools for City elementary students, but no 
definite decision has yet been reached. 


A review of San Luis Obispo Coastal Unified District facilities determined 
that the capacity of the elementary school is adequate beyond the year 
2000. The Junior High School facility also is adequate to the year 2000. 
The capacity of the high school is presently being exceeded; however, the 
enrollment is declining and is projected to continue to do so until 1985. 
This declining enrollment will provide some capacity for the upward 
enrollment trend that is expected to follow. 


The southern portion of Pismo Beach, south of and including Sea Cliff 


Drive, is located in the Lucia Mar School District. The schools serving 
Pismo Beach students are Shell Beach Elementary School which is located on 
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Shell Beach Road, Frances Judkins Intermediate School which s located on 
Wadsworth Avenue, and Arroyo Grande High School which is located on Valley 
Road in Arroyo Grande. 


The Lucia Mar School District has been experiencing deficiencies in 
facilities for several years. The expanding population has led to 
overcrowding in some facilities. The district, in 1978, prepared a 
detailed evaluation of its facilities entitled "Lucia Mar Unified School 
District Long Range Development Plan 1977 - 1990", Stuhr, Dodson, Foster 
and McClave. Table DE-10 summarizes the enrollment and capacity figures 
for the schools concerned. 


TABLE DE-10 


EXISTING AND PROJECTED ENROLLMENTS AND FACILITY CAPACITIES FOR LUCIA 
MAR UNIFIED SCHOOL DISTRICT AS THEY PERTAIN TO PISMO BEACH 


ENROLLMENT FACILITY 
SCHOOL 1979-80* CAPACITY** 
Shell Beach Elementary 202 257, 
Judkins Intermediate 446 456 
Arroyo Grande High School 2,150 2.138 
<3 1979-80 enrollment figure per Lucia Mar Business Office. 


** Capacity based on current district staffing policy Ofe25.0 
children/teacher ratio. 


SOURCE: The Land Use Element of San Luis Obispo County General 
Plan: (San Luis Bay Planning Area, Hearing Draft, 1980) 
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De Libraries 


There is a county branch library located in Shell Beach in the Veterans 
Memorial Building. There is also Bookmobile Service in the Pismo Beach area. 
The regional library located in the South County Citizens' Center provides 
additional library services. 


g. Health Facilities 


Ambulance services are provided by several companies in the Arroyo Grande area 
and San Luis Obispo. A public hospital is located in San Luis Obispo (San Luis 
Obispo General Hospital). Several private hospitals also are located in Arroyo 
Grande and San Luis Obispo. Human services (i.e., counseling, mental health, 
welfare, family planning) are currently available at the county offices in San 
Luis Obispo and may be provided in the future phases of the South County 
Citizens' Center in Arroyo Grande. 


h. Public Services 


The Public Services Department, housed in City Hall on Bello Street, is 
responsible for the following functions: 


Street Maintenance 

Water System Maintenance 

Storm Drain Maintenance 

Park Maintenance 

Motor Vehicle Maintenance and Replacement 


onanwdwm 
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Government Building Maintenance 

Engineering Drafting Services 

Contract Administration for Water and Wastewater Services 
Contract Administration for Engineering Services. 
Building Plan Check and Site Inspection 

City Planning 


wo. S- Ta 


The Public Services Department has an established maintenance program for City 
vehicles, parks, streets and the City's water system. The mobile equipment 
owned by the City is maintained by the department mechanic staff. Streets are 
swept by a mechanical sweeper on a regular basis as a part of the street 
maintenance program. Repairs are also handled through the Public Works 
Department. The City also has some responsibility for maintenance of the pier 
and facilities for the City are operated by a private contractor, Sanitation 
Operation Consultants, Inc. (SOCI), who is responsible for maintenance of the 
plant, in addition to operation. 


i2 Goals, Policies and Programs 


GOAL W-1: To develop adequate water and wastewater services for ultimate 
development of the City. 


GOAL W-2: To place utilities underground. 
GOAL W-3: To conserve energy and non-renewable resources. 


POLICY W-1: The City will continue to develop its water, sewer and public 
utility services to meet future needs. 


Program W-1: Master plans shall be developed for the water and sewer 
systems by qualified consultants. The City staff should develop a master 
utilities program after completion of the master water and sewer plans. 


Program W-2: The City will investigate its rights to 1095 acre feet per 
year of groundwater from the Arroyo Grand Plain Tri-Cities Mesa 
subdivision. 


Program W-3: The City shall provide an alternate source of water to at 
Teast 1000 AF/yr in addition to Lopez Reservoir and the Arroyo Grande 
Tri-Cities Mesa subdivision in order to assure an adequate water supply 
for ultimate buildout of the City. The City should increase the amount of 
ground water extracted to meet the groundwater rights of 1095 AF/yr if the 
City's claim to the groundwater is not adjudicated. 


Program W-4: New water utilizing development in the Coastal Zone shall be 
provisionally limited to an amount equivalent to an average annual growth 
of three (3) percent for a five year period as per the City's certified 
Growth Management Plan, plus 100 additional residential units (provided 
they do not utilize more that 25 acre feet of water per year) plus the 
development of a single family residence on any existing subdivided parcel 
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designated for single family residences of record on January 23, 1981, and 
all lands designated for general commercial and/or visitor-serving uses. 


Program W-5: Within five years of the date of the certification of the 
City’s Local Coastal Plan, or concurrent with the Coastal Commission's 
normal five year review period of the Local Coastal Plan, the City shal] 
demonstrate to the Coastal Commission that it has readily available water 
resources to accommodate projected growth beyond the jnitial five (5) year 
period of the City's certified Local Coastal Plan. Subsequent to said 
demonstration to the Coastal Commission's satisfaction, the City may 
permit new development which would result in new net water demands beyond 
those projected for the five (5) year review period of the City's 
certified Local Coastal Plan. 


Program W-6: Pursuant to the City's Growth Management Allocation System, 
the City shall, prior to permitting construction of all future water using 
developments, make the specific finding that water resources to serve such 
development exist and are presently available on a sustained basis. 


Program W-7: The City shall immediately begin improvement to the Addie 
Street pump station. The first phase expansion of the waste water 
treatment plant should begin only after the Addie Street pump is improved. 


POLICY W-2: An allocation system for currently available and potential 


future water resources shall be instituted for new development within the 
certified Urban Service boundary in accordance with Program W-5 and 
Program W-6. 


Program W-3: A minimum of one hundred (100) acre feet shall be reserved 
to supply all visitor serving uses designated in the City's Certified Land 
Use Plan. In the event that the amount of water utilized in visitor 
serving establishments is reduced through the use of water saving devices, 
the amount of water reserved for visitor serving uses may be reduced 
accordingly provided that all proposed visitor serving uses shall be 
assured an adequate water supply. 


Program W-9: In the event of a shortage of public services as declared by 
the City Council, the Department of Water Resources, or the California 
Coastal Commission, the order of allocation of priority of projects being 
given water and wastewater hook-ups shall be as follows: 


Within the Coastal Zone: 


1. Presently subdivided parcels within existing developed areas; 

2. Presently subdivided parcels contiguous to developed areas, or 
unsubdivided parcels within existing developed areas; 

3.  Unsubdivided parcels contiguous to developed areas; 

4, Unsubdivided parcels isolated from either presently developed or 
subdivided areas. 
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Within the above categories, prioritizing will occur as follows: 


Existing subdivided parcels as of the adoption of this Plan; 

Infill areas zoned for visitor serving uses; 

Infill areas zoned for commercial uses; 

Infill of unsubdivided areas zoned for residential; 

Projects within the City limits adjacent to existing developed areas; 
Other development. 


DOP WPF 


Program W-10: The term "shortage of public services" shall be defined in 
Phase III of the City's Local Coastal Plan. 


Program W-1l: Expansion of the City's wastewater treatment plant for 
development within the Coastal Zone shall be limited to 0.6 million 
gallons per day (creating a total treatment capacity of 1.8 million 
gallons per day). Additional expansion shall require an amendment to the 
City's Local Coastal Plan predicated upon a demonstration to the Coastal 
Commission that sufficient water resources are readily available on a 
sustained basis to service development creating demands in excess of 1.8 
million gallons per day treatment capacity permitted above and that such 
development is otherwise consistent with the relevant resource protection 
and development standards of Chapter 3 of the Coastal Act and the 
certified Land Use Plan. 


Program W-12: Allocation of the City's unused treatment capacity in the 
Coastal Zone remaining at the time of certification of the City's Land Use 
Plan shall be consistent with the development priorities contained in 
Programs W-8 and W-9. Treatment capacity to service new visitor serving 
development as provided in Program W-8 shall be specifically reserved for 
such uses. 


Program W-13: Planning for expansion of the wastewater treatment plant 
should begin when the yearly averages reach 75 percent of the permissible 
maximum and expansion should be completed before the yearly average flows 
exceed 90 percent of the maximum permissible capacity. 


Program W-14: Until the wastewater treatment plant is upgraded to 1.8 
million gallons per day, the City will evaluate the water and wastewater 
hookup equivalent units availability on a continuing basis and notify the 
City Council when the availability is reaching a critical level. The 
critical level shall be determined when existing systems surpass safe peak 
loads. (See Program W-13.) 


POLICY W-3: The City will encourage the undergrounding of existing utility 
Tines and require new development to underground their utilities. 


Program W-15: The City will develop a program which determines priorities 
within existing developed areas of the City for the undergrounding of 
power and telephone lines, consistent with areas of high visitor use and 
high scenic visibility. 
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POLICY W-4: The City shall consider all possible conservation measures and may 
require those which are cost effective to be implemented in any new 
development. ; 


Program W-16: The City shall recommend the use of the P.G.& E. energy 
conservation program by all new residential developments. The City should 
also encourage similar energy conservation programs for existing users. 


Program W-17: The City shall encourage innovative techniques in building 
Tayout, design and construction which increase energy efficiency. 


Program W-18: The existing ordinances should be reviewed to facilitate 
building additions or improvements which reduce energy use. 


Program W-19: The City shall encourage innovative techniques in water 
conservation such as: 


1 Water efficient devices; 

2. Water re-charge; 

3 Use of "gray" water; and 

4. Recycling sewage water for irrigation. 


POLICY W-5: The City of Pismo Beach shall provide adequate governmental 
Services in order to meet the needs of the City. 


Program W-20: The City of Pismo Beach shall develop a plan which provides 
police and fire equipment to accommodate future growth. 


Program W-21: The appropriate expansion of governmental services should 
be incorporated into a capital improvement program and shall be 
re-evaluated or reviewed periodically. 


Program W-22: The City shall work in conjunction with adjoining cities 


and special districts such as San Luis Harbor District and Arroyo Grande 
Resource Conservation District so that common objectives may be reached. 
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E. TRANSPORTATION 
1. INTRODUCTION 


The transportation section of the General Plan meets the requirements for a 
circulation element and includes the Coastal Act policies pertaining to access 
and transportation. Government Code Section 65302(b) designates the circulation 
element requirements: 


A circulation element consisting of the general location and extent of 
existin and roposed major thoroughfares, transportation routes, 
terminals and other local public utilities and facilities, all correlated 
with the land use element of the plan. 


The Coastal Act policies relating to transportation (coastal access) are: 


New or expanded public works facilities shall be designed and limited to 
accommodate needs generated by development or uses permitted consistent 


with the provisions of this division; provided, however, that it is the 
intent of the legislature that State Highway Route 1 jis rural areas of the 


: 
coastal zone remain a scenic two-lane road... . (portions of Section 
30254). 


Wherever appropriate and feasible, public facilities including parking 
areas of facilities, shall be distributed throughout an area so as to 
mitigate against the impacts, Social and otherwise, of overcrowding or 


overuse by the public of any single area. 
Ze CIRCULATION ELEMENT 


Streets of different types and sizes are to be considered the basic element of 
the circulation plan. The pattern of streets is not only a means of 
circulation but it also helps to determine the physical image of the City, 
block sizes, parking, pedestrian movement and land use development. 


Streets are designed for various types of travel and use. The following is a 
description of the classifications of streets used in this circulation plan 
(see Figure DE-5 for street locations): 


Freeway: This classification includes freeways and highways which connect 
population centers with other points of traffic generation. 


Arterials: These carry the bulk of local traffic within the Planning Area, and 
Serve aS principal access routes between neighborhoods, shopping districts, 
employment centers and major recreation centers. 


Collectors: Collectors are designed primarily to carry traffic from within the 
neighborhoods to major collector streets. 


Local Streets: Local streets are used principally for access to residential 
properties from major or local collector streets. 
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a. Freeway 


The City is divided by U.S. Highway 101. The freeway is the major north-south 
connector with Los Angeles and San Francisco. It is the major access to the 
City by tourists and county residents. With increasing volumes of traffic, 
changes in freeway design will be required. A full interchange should also be 
added at the Price Street-Mattie Road underpass to provide better access to the 
Shell Beach area. In addition, a roadway system to connect the downtown area 
with Oak Park Heights and a southbound freeway entrance at Price Canyon Road 
should be provided to reduce traffic congestion. The State Division of 
Highways should work closely with the City in planning any future changes in 
freeway circulation. 


b. Arterials 


State Highway 1 is the major access to Pismo Beach State Park and is traveled 
heavily by sightseers and beachgoers. Improvement for this arterial includes 
widening the existing two-lane road through the urban portions of the City from 
just south of the Pismo Beach Central Business District to Oceano. This wil] 
help facilitate the existing road capacity and provide for future recreational 
use of the adjacent beach areas and downtown Pismo Beach. As the road is 
widened, a general reduction in on-street parking will be necessary, as well as 
improved signalization and development of bike and pedestrian paths. Both of 
these programs will help to eliminate existing poor traffic conditions on that 
portion of State Highway 1. 


Other arterial streets in the Pismo Beach area, specifically Dolliver Street, 
Shell Beach Road, Palisades Drive, Price Canyon Road and Fourth Street, are in . 
need of widening and pavement improvements. 


Reduction of on-street parking and driveway accesses shall be encouraged on any 
City arterial in order to reduce traffic hazards. Improved signalization also 
may be incorporated into all existing and future arterials. First priority for 
improved signalization on existing City arterials is Dolliver Street. 


c. Local Collector Streets 


Many of the existing local collector streets, particularly in Shell Beach and 
the commercial core, are substandard in pavement condition and right-of-way 
width. These streets ultimately should be improved to a forty foot pavement 
width. A specific Capital Improvement Program for road improvement should be 
formulated and carried out by the City. 


dd.” Local®Streets 
In general, the local streets of Pismo Beach and the surrounding area are in 
need of right-of-way and pavement improvements. A specific Capital Improvement 


Program including assessment districts for road improvement should be 
formulated and carried out by the City, subject to availability of funds. 
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e. Scenic Highways 


The Scenic Highways Element is contained in Section III, Chapter C, Visual 
Resources. 


f. Bikeways 


Bicycles are being used at an ever increasing rate. Transportation, economics, 
recreation, leisure time, physical fitness and concern for the environment are 
all seen as reinforcing the bicycle resurgency. This is increasing community 
demand for safe bikeways. 


Definitions: 


The term "bikeway" may be used to define all facilities that explicitly provide 
for bicycle travel. There are three classes of bikeways. 


Class I: A completely separated right-of-way designated for the exclusive use 
of bicycles. Crossflows by pedestrians and motorists are minimized. 


Class II: A restricted right-of-way designated for the exclusive use of 
bicycles. Through-travel by motor vehicles or pedestrians is not allowed. 
Cross-flow by motorists, to gain access to driveways, parking facilities or 
associated land use is allowed. 


Class III: A shared right-of-way designated by signs places on vertical posts 
or letters stenciled on the pavement. Any bikeway which shares its 
through-traffic right-of-way with either or both moving (not parked) motor 
vehicles and pedestrians is considered Class III bikeway. 


Typical cross-sections for all three classes of bikeways are found in the 


Appendix, based on Bikeway Planning Criteria and Guidelines, April 1972, as 
prepared by the Institute of Transportation and Traffic Engineering, UCLA. 


Bikeway Needs: 


Two surveys were conducted, one by the Pismo Beach Parks and Recreation 
Commission in 1972, and another county-side survey conducted during the summer 
of 1973 by the San Luis Obispo County Bicycle Advisory Committee. The results 
of the surveys indicate that the majority of the cyclists travelled some 
segment of Shell Beach Road, Dolliver Street and State Highway 1. In addition, 
the surveys indicated the following specific problem areas: Price Street-Five 
Cities Shopping Center connection, access to the City Recreational Complex, 
Scenic bikeways along the cliff-tops in Shell Beach and Sunset Palisades, and a 
later connection with a county-proposed bikeway through the Cave 
Landing-Pirates Cove area to Avila Beach. Figure DE-6 designates the existing 
and proposed bikeway routes within the City of Pismo Beach. 
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G. Pedestrian Circulation 


A sidewalk and pedestrian trail throughout the City should be upgraded. A 
study of pedestrian circulation needs should be conducted. Sidewalks should be 
required for all new developments in residential and commercial areas. 
Creative ideas for downtown sidewalks include interesting paving materials, 
landscaping, street furniture, awnings or overhangs, street lighting and visual 
attracters to break up monotomy and act as points of interest. All sidewalk 
areas shall be designed to accommodate the Handicapped. 


ne Other Transportation Facilities 
RAILROADS 


The Southern Pacific Railroad (SPRR) travels through the southern portion of 
the City. The SPRR does not maintain a depot in the City; the nearest freight 
depot is in Oceano and the nearest Amtrak passenger depot is in San Luis 
Obispo. There are north and south passenger trains daily. 


BUS TRANSIT 


There are presently two motor transit companies serving the City of Pismo 
Beach. Greyhound bus lines is one and the other is the South County Area 
Transit (SCAT). Greyhound bus lines seems to be adequate at this time for the 
amount of passengers and mail it carries. The present bus terminal building is 
located near City Hall. It is suggested that, as the City expands, a new 
terminal be constructed which is better suited for passengers and baggage 
distribution. SCAT services the area of Pismo Beach, Arroyo Grande, Grover 
City and Oceano. It operates Monday through Friday. 


SCAT should extend its services to weekends, particularly during the tourist 
season. The City will continue to encourage the development of comprehensive 
public transit services to help decrease the dependence on the private 
automobile. In doing so, this will also help to maintain air quality control 
standards in the area. 


As part of an extended transit service system, the Central Rehabilitation 
Clinic offers a van pool for the Handicapped. The van is equipped with a 
wheelchair lift and operates on a dial-a-ride-basis. The service is available 
to anyone in the county and operates on a 24-hour advance notice basis. 


Another transit service available in the Pismo Beach area is a ride sharing 
program. This is a self-initiative system with commuter contact via a ride 
sharing office affiliated with Cal Trans. Cab services also are available. 
AIRPORTS 

The nearest airport facility is Oceano. This airport offers no commercial air 


carriers. It is a general aviation airport, used mainly by local residents and 
recreational flyers. 
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The City of Pismo Beach should support any improvement of this airport, 
especially if the improvement benefits the tourist trade since additional 
tourists visiting the area benefit the City. 


The nearest airport which offers commercial passenger service is San Luis 
Obispo Airport. The residents of Pismo Beach and the surrounding area will 
continue to depend on this airport for commercial services. 


3. COASTAL ACCESS 


As part of the Pismo Beach Local Coastal Plan requirements, California 
Department of Transportation (CalTrans) conducted a study of population growth 
and its transportation effects on U.S. Highway 101 in terms of visitor access 
to the beach. The Study, (see Appendix) as stated in its summary, showed that 
by the year 1995, U.S. Highway 101 will have a level of service classification 
of "E". This "E" classification is characterized as having unstable traffic 
flows, low operating speeds and monetary stopages. 


This type of traffic flow discourages tourist travel. Because Pismo Beach is a 
tourist-oriented community in many ways, visitors may be deterred from the City 
if access to it is poor. It is important that the off-freeway circulation 
system of Pismo Beach be improved to help eliminate or reduce the impact of 
increased traffic so that visitor access is not impaired. 


Providing an adequate off-freeway system such as_ that proposed in this 
Circulation Element will aid in the reduction of 1995 freeway counts to a more 
acceptable level of service (see Appendix). 


4, PARKING 


There are areas in the City that are in need of additional parking spaces. New 
projects are required to provide adequate off-street parking spaces, the number 
of which varies depending on use. Developed areas in the City, particularly 
the Commercial Core, Pismo Creek and Motel District Planning Areas are in need 
of additional day use parking, particularly recreational related parking spaces 
for both passenger and large recreational vehicles (R.V.s). 


The major area requiring parking is the Commercial Core. A parking survey of 
the downtown study area was conducted to determine the total number of existing 
public and private spaces and the parking need based on the _ parking 
requirements of the current ordinances and general plan, and the estimated 
beach-related parking needs and downtown commercial parking needs. The survey 
is contained in the Appendix. 


Based on the survey, the commercial areas currently are deficient in parking. 
Both commercial parking and recreational-oriented parking is needed on a 
year-round basis. Temporary parking spaces are needed in the Commercial Core 
and Pismo Creek Planning Areas for peak recreational use weekends when beach 
use increases dramatically. 
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To meet immediate peak day needs, vacant parcels in the downtown area are used 
as temporary parking lots until more permanent parking location(s) can be 
found. In the future, adequate spaces should be provided in all new 
commercial, residential and recreational developments. On-street parking 
should be discouraged on major arterials and collectors because they constrict 
traffic flow and are dangerous. 


5. GOALS, POLICIES AND PROGRAMS 


GOAL CE-1: To establish an adequate system of transportation for people, goods 
and services. 


POLICY CE-1: A transportation system composed of a variety of modes should 
continue to be developed and maintained which meets the needs of all 
economic and social segments of the community. 


POLICY CE-2: The transportation plan shall support planned land uses as 
established in the General Plan. 


POLICY CE-3: The City will strive for safety, environmental sensitivity and 
energy efficiency in all transportation designs and improvements. 


Program CE-1: New collector streets should be constructed with any new 
development. 


Program CE-2: A roadway system should be constructed concurrent with Oak 
Park Heights Planning Area development which will connect this area with 
the downtown area and provide off-freeway access through the entire 
southern City area. 


Program CE-3: Improved signalization, bikeways and reduction of on-street 
parking should be part of highway improvements. 


Program _CE-4: The City traffic survey should be updated and 
recommendations implemented. 


Program CE-5: Street improvements shall be consistent with the 
Circulation Plan. 


Program CE-6: A specific Capital Improvement Program for _ road 
improvements, including assessment districts, should be formulated and 
implemented. 


Program CE-7: Newly constructed roads shall avoid cut and fill wherever 
possible so aS not to alter the integrity of the natural topography or the 
scenic values of the area. 


Program CE-8: Newly constructed roads should be designed to permit easy 
and rapid emergency vehicular access. 
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POLICY CE-4: The City shall encourage the use of available public 
transportation such as air, rail and buses. 


Program CE-9: Greyhound bus lines should be encouraged to expand their 
services in Pismo Bedch and provide more suitable service facilities. 


Program CE-10: Trains and air carriers should be promoted and vehicle 
connector services (taxi, bus, hotel vans, etc.) should be encouraged to 
carry van and air passengers to Pismo Beach hotels and recreation 
facilities. 


Program CE-11: When feasible, SCAT services should be extended to 
Saturday and Sunday, particularly during the tourist season. 


Program CE-12: SCAT services should eventually link with the San Luis 
Transportation Services. 


Program CE-13: SCAT buses should be equipped with ramps and other 
features necessary to accommodate the Handicapped. 


Program CE-14: Inter and intra-community bus systems should be advertised 
and promoted in order to insure maximum use and discourage the use of the 
private automobile. 


Program CE-15: County ride sharing programs should be encouraged. 


POLICY CE-5: A safe and efficient bike and pedestrian system should be 
established throughout the City. : 


Program CE-16: Class I bike paths should be installed on portions of 
State Highway 1 and on all new major arterials appropriate for bicycle 
use. 


Program CE-17: Bikeways should be encouraged based upon the recommended 
Bikeway Plan. 


Program CE-18: The City should coordinate with the County to provide an 
oceanfront bicycle and pedestrian trail from the Sunset Palisades area to 
Avila Beach. 


Program CE-19: To insure pedestrian safety, sidewalks shall be required 
for all new residential and commercial areas as part of the development 
permit process. 


Program CE-20: Existing sidewalks should be upgraded to provide access 
for the Handicapped and disabled. Improvements shall include ramps at 
corners, widths of sidewalks appropriate for wheelchairs, and parking 
materials appropriate for the Handicapped. 


IV-104 


-_ = ae ae poke aed SF eee ree 


4 ve fewe Te See OA Seotiosne {iste ettd ont 20 YO) 
_ =a 


ePoeum Dae ites ,she z¢ fous sotgadeaneats 
AYA d UF Deageugane. ee Piwons gant! ed wnvorwey2 — :@~3D is 

TP ceil | ruNGe SG USIee Siow BOtvewm Yas dobed o 1! 2530 
"Ge wp OF mare Sxr87TV16D 9te DMs ec? anT :Ol~j) wevoon' 
bivgde (308 ,enay lated peu. bea?) zeotvise OJ Sa0009 

. ~ O76 efatot  mosad. Geer? of etepnegtsq <)6 bn Ae 

ha lh? {VE 
“ ay i 2 san yt Ti \2 oT 4] ena? ifa3) ava 
Ie real ans hPL éinaelyuurdveq » bnue brs vel he 
w aor! ¥ Uitsv) Degen. ae5' even Tale ; 3). 9 aa 
= Vv" ; noi 243 413 2g i 
/ y ys iV A og bla A. yeaud. TA: 4 tind) rerun 
bagaethneit 481 eInbowehing GF yisezusen eovntse! 


é a ‘WONe RATT! eh EPirpeo~at ial Dew seddl . al3D of EOC 
O Fee BNF SpATeopr Sy G0o Say iMOhAae Gen? oi wire nt beatae. bas 
oi tdomogs eFey! tq 


D320 woohe od Bieoie sileypoTg pefuste sbty vinuod :€f-¥4 meron’ F a 


‘Hohe MeleEt seretesieg tea atte teetoh¥is bow S952 A 22-33 T27 
elt) adr siorauere peli 


eruiiveg' no delisgent * bi dnie by hele ewta: ft eet Id o Te _ 
TRU Tet ssamqotage didheeee whee eae fie ag: con fe whe aseie. 


ai 2 


ogtamnoos 36+ poqu Seasd bees nuggne 9a bts 


riry eri WaT) hy wiry *) aA" tt hy apa 
0? 556 poowela4 J4eave ab? mon CPi 


i yrs wd | Pym. 22 Caples a A] pants 
‘demdeNSveb any Sf we a ' 
; oT, 


224976 OD Faern, 
76, 2omey..5 
pir 


General Plan/LCP 
Council Adopted 1/23/81 


POLICY CE-6: Parking for both residents and visitors shall be adequately 
provided as part of all major land uses. 


Program CE-21: In addition to the parking requirements specified in City 
ordinances, parking, based on area recreational capacity, shall be 
provided within vicinity of the coastline. 


Program CE-22: A parking district should be established in the Downtown 
area to provide for commercial parking needs. 


Program CE-23: The City and downtown business owners should cooperate to 
develop parking in unused portions of business lots to meet existing 
commercial parking needs. 
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F. LAND USE ELEMENT 


1. INTRODUCTION 


The Land Use Element establishes the framework for development of the City, 
providing for the general distribution, location and extent of the uses of the 
land for housing, business, industry, open space, recreation, agriculture, 
natural resources and other uses of public and private land. The Land Use 
Element includes standards for population and building intensity to: 


1. Promote a balance and functional mix of land uses consistent with 
community values; 


2. Guide public and private investments; 


3. Reflect the opportunities and constraints affecting land use 
identified in other Elements of the General Plan; and 


4. Reduce loss of life, injuries, damage to property and economic and 
social dislocation (Government Codes Section 65302(a)). 


The Land Use Element also incorporates the Coastal Act Policies relevant to 
Locating and Planning New Development. These policies are given on Table 
LUP-1. 


The Land Use Plan has two components: the map and the text. The Land Use Map 
given on Figure LUP-1 illustrates the kinds, intensity, and location of the 
proposed land uses for the City, and Table LUP-2 summarizes the acreages by 
land use. The accompanying text outlines a brief history of the issues and 
problems that are addressed in the ensuing policy guidelines illustrated by the 
land use map. The use policies, along with the policies from the Coastal Act, 
will guide decision-makers in evaluating and permitting developments that are 
consistent with the land use plan. In addition to general policies by land use 
category, specific land use plans and policies have been formulated in 
conjunction with the other elements of the General Plan. 


The Land Use Element is a culmination of the policies and programs outlined in 
other required elements of the General Plan. Many of the conclusions made in 
this element are direct results of policies and programs contained in these 
other elements. 
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TABLE LUP-1 


COASTAL ACT POLICIES RELATING 
TO DEVELOPMENT 


There are many section of the Coastal Act that address, either directly or 
indirectly, the issue of development. In the Act, development is broadly 
defined to include the placement of or construction of any solid material or 
structure; land division; removal of major vegetation other than for 
agricultural purposes, kelp harvesting, or timber operations. Refer to the 
Appendix for this and other definitions. Only those policies that are not 
addressed in other sections of the plan are included here. 


30106. "Development" means on land, in or under water, the placement or 
erection of any solid material or structure; discharge or disposal of any 
dredged material or of any gaseous, liquid, solid, or thermal waste; grading, 
removing, dredging, mining, or extraction of any materials; change in the 
density or intensity of use of land, including but not limited to, subdivision 
pursuant to the Subdivision Map Act (commencing with Section 66410 of the 
Government Code), and any other division of land, including lot splits, except 
where the land division is brought abut in connection with the purchase of such 
land by a public agency for public recreational use; change in the intensity of 
use of water, or of access thereto; construction, reconstruction, demolition. 
or alteration of the size of any structure, including any facility of any 
private, public, or municipal utility; and the removal or harvesting of a major 
vegetation other than for agricultural purposes, kelp harvesting, and timber 
operations which are in accordance with a timber harvesting plan submitted 
pursuant to the provisions of the Z'berg'Nejedly Forest Practice Act of 1973 
(commencing with Section 4511). 


As used in this section, "structure" includes, but is not limited to, any 
building, road, pipe, flume, conduit, siphon, aqueduct, telephone line, and 
electrical power transmission and distribution line. 


30220. Coastal Areas suited for water-oriented recreational activities that 
cannot readily be provided at inland water areas shall be protected for such 
uses. 


30221. Oceanfront land suitable for recreational use shall be protected for 
recreational use and development unless present and foreseeable future demand 
for public or commercial recreational activities that could be accommodated on 
the property is already adequately provided for on the area. 


30222. The use of private lands suitable for visitor-serving commercial 
recreational facilities designed to enhance public opportunities for coastal 
recreation shall have priority over private residential, general industrial, or 
general commercial development, but not over agriculture or coastal-dependent 
industry. 


30223. Upland areas necessary to support coastal recreational uses shall be 
reserved for such uses, where feasible. 
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General Plan/LCP 
Council Adopted 1/23/81 


TABLE LUP-1 (CONTINUED) 


30250. (a) New development, except as otherwise provided in this division, 
shall be located within, contiguous with, or in proximity to, existing 
developed areas able to accommodate it or, where such areas are not able to 
accommodate it, in other areas with adequate public services and where it will 
not have significant adverse effects either individually or cumulatively, on 
coastal resources. In addition, land divisions, other than leases, for 
agricultural uses, outside existing developed areas shall be permitted only 
where 50 percent of the usable parcels in the area have been developed and the 
created parcels would be no smaller that the average size of surrounding 
parcels. (b) Where feasible, new hazardous industrial development shall be 
located away from existing developed areas. 


30252. The location and amount of new development should maintain and enhance 
public access to the coast by: (1) facilitating the provision or extension of 
transit service; (2) providing commercial facilities within or adjoining 
residental development or in other areas that will minimize the use of coastal 
access roads; (3) providing non-automobile circulation within the development; 
(4) providing adequate parking facilities or providing substitute means of 
serving the development with public transportation; (5) assuring the potential 
for public transit for high-intensity uses such as high-rise office buildings, 
and by (6) assuring that the recreational needs of new residents will not 
overload nearby coastal recreation areas by correlating the amount of 
development with local park acquisition and development plans with the 
provision of on-site recreational facilities to serve the new development. 
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General Plan/LCP 
Council Adopted 1/23/81 


rae GENERAL LAND USES 
a. General Plan Goal 


GOAL LUP-1: To promote a balanced and functional mix of land uses consistent 
with community values. 


Oe Residential Land Uses 


The residential areas in the City constitute the major part of the land use 
within the urban reserve line. New residential areas have been and will 
continue to be developed primarily from land now vacant and certain undeveloped 
lands are designated for future residential development. In general, existing 
residential areas are designated to be retained for continuing residential use. 
The Land Use Plan is designed to create residential areas with distinctive 
identity and has designated an appropriate pattern for residential distribution 
within the established limits of the population carrying capacity and public 
services availability for the City. 


One important purpose of the Land Use Plan is to assure that residential land 
is developed to a density suitable to its location and physical 
characteristics. At present, residential land use patterns suggest that lot 
sizes and densities are not uniform. Density figures vary by planning area 
with the Sunset Palisades, portions of Shell Beach, and Pismo Heights Planning 
Areas being the low density residential areas. The Commercial Core Planning 
Area is the major high density area in the City. The remainder of the Citys 
residential areas are principally medium density areas. The population density 
pattern proposed for residential areas is established within three broad 
categories: 


Low Density up to 4 units per acre 
Medium Density up to 10 units per acre 
High Density Up to 20 units per acre 


One type of residential development that the City would encourage is planned 
cluster development. Some of the advantages include increased open space, 
better visual qualities, additional preservation of sensitive sites, decreased 
cost of municipal services and an opportunity to provide more affordable 
housing. 


POLICY LUP-1: The residential areas shall provide a balanced number and 
appropriate locations for single and multi-family dwellings based on 
adopted density standards. A wide variety of densities and housing types 
should be encouraged. 


POLICY LUP-2: Residential property development should be commensurate with the 
community facilities capabilities, particularly water availability and 
sewage treatment plant capacity. 

POLICY LUP-3: The residential areas should be protected from non-compatible 
uses. 
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TABLE LUP-2 


General Plan/LCP 
Council Adopted 1/23/81 


HOUSING & POPULATION FIGURES FOR GENERAL PLAN/LOCAL COASTAL PLAN 


PLANNING AREA 


Reo. 
MAX. 
UNITS 


LOW DENSITY 


| MAX. 
ACRES | UNITS 


MEDIUM DENSITY 


(including 
M.D. BONUS) 


| HIGH DENSITY 


MAX. 


MOBILE HOME} RESORT RES. 
MAX. 
ACRES UNITS 


| 


| ACRES UNITS 


MAX. 


Freeway 0 | 0 0 S4 0 0 0 0 O-1 0 #* G0 0 

A Sunset Palisades 79 346 TS: get “3X6 0 0 0 Oi Ona 0 0 
B South Palisades 43 eel US 0 43 301 0 OG ~ Oud; a7 0 0 
C North Palisades 1 7 0 0 1 7 0 Oo 20 aed) 0 | 
D Spyglass 12 230 5 20 0 0 a. O°; 0 0 0 | 
E St. Andrews 29 220 25 100 0 0 Ae Qe 0 0 0 | 
F Spindrift ws 122 8 Cy 9 90 0 0 | 0 0 ue 
G Terrace bo lee 40 6 24 0.25 3 0.25 | 8 Oe) 110 0 0 | 
H Shell Beach 106 846 3 12 94 564 9 270 Or 0 0 0} 
I Dinosaur Caves 0 0 0 0 0 0 oe * Oa tae as 0 0 | 
J Motel District erg t 110 0 0 11 110 0 Omi. -Oe 08"; 0 0} 
K Commercial Core ; 3l 930 0 0 0 0 0 0%; 6 0. B3t 930 | 
L Pismo Creek | 24 168 0 0 0 0 0 Oz} 24,5 168) = 0 0} 
M Pismo Marsh | | | | | 
1 Coastal ; 24 | 168 0 0 0 0 0 OS, 244° 1682 9 0 0 | 
M~ Pismo Marsh | 0 0 0 0 0 0 0 OF i «Os! 0 0 0; 
N Oak Park Heights | : Mekal | | 
1 Coastal | s jg 30 0 0 3 30 0 Open OTe el ge 0. 
N- Oak Park Heights {| 238 at 3o0 113 452 89 534 in 9 | 216°} 32e\e 128. 0 0; 
0, Industrial Coastal, O 0 0 0 0 O° 210 aes OE O's 0° | a0 0] 
0° Industrial 0a | 0 0 0 0 0. FiO & 0" OF" 0 oa 0) 
P Pismo Heights | | | 
1 Coastal i= 90 972 48 20 24 240 ~=3§|:'18 540 | 0) 0 |} 0 0} 
P* Pismo Heights el, Br made | 45 180 6 60 : 0 Onl Om Ob gegen 0; 
Q Freeway Foothills ; 58 | 444 5 20 53 ACA AAO 0; Qe) Os 0 0} 
TOTALS 8285 | 6469 | 337 : 1348 ; 333.25 2363) 4s eo 1364=|> BO" 464" | Gad 930: 

! \ } i : : : 


6444 units at 1.88 person/unit = 12.162 Population - Maximum 


NOTE: 
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Max. Densities vary by Planning Area - Adjustments were made for special 
South Palisades, Oak Park Heights and Freeway Foothills Planning Area. 


density maximums allowed in the 
Adjustment was made for Shell Beach. 
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General Plan/LCP 
Council Adopted 1/23/81 


POLICY LUP-4: Development should be sensitive to the site and surroundings. 
Use of flexible and innovative concepts shall be encouraged. 


POLICY LUP-5: When possible, new areas will be developed using the planned 
unit development concept. 


POLICY LUP-6: Residential development to densities less than those specified 
may be consistent with the intent of this plan, and the maximum densities 
stated may not necessarily be appropriate. 


POLICY LUP-7: Density shall be determined for unsubdivided parcels by 
calculating the total parcel area minus slopes greater than 30 percent, 
existing streets, existing waterways and other similar existing 
unbuildable areas. Density shall be determined for existing subdivided 
parcels as follows: 


1. One family and planned residential zone uses may be consistent with 
low density designations. 
2. One, two or three-family and planned residential zone uses may be 


consistent with medium density designations. 
3. One, two or three-family, multiple family and planned residential 
zone uses may be consistent with high density designations. 


Ce Public and Semi-Public Land Uses 


Public and semi-public categories designate land currently in public ownership. 
These areas should be developed for public use. This category does not include 
public parks. 


POLICY LUP-8: The City will strive to provide adequate public facilities on 
publicly owned land. 


dig Resort Commercial Land Uses 


Commercial activities catering primarily to tourist and resort trade should be 
promoted to meet the demands of tourists of all income levels. Visitor 
services catering to tourists of all income levels in the Resort Commercial 
designation in the Commercial Core area should be considered as a priority use 
along with motels and hotels. R.V. parks should be located in the Pismo Creek 
planning area only as they are not compatible with existing resort commercial 
uses in other planning areas in the City. 


POLICY LUP-9: Resort Commercial Land Uses shall consist of motels, hotels, 
R.V. Parks and visitor services. 


POLICY LUP-10: Conversion of visitor serving lodging to other 
nonvisitor-serving types of uses shall be prohibited unless the cost of 
rehabilitation is greater than 50 percent of the market value of the 
structure or the City finds, based upon supporting data, that the existing 
use can no longer be made economically viable. 


IV-113 


Rett a at 
“PS\ES\L Dedqona 1 ie 


i i 


Lepr i adele bas adie. ett uo ey heeanise ed WD pate then have 
bape rye@mna od lone ngapAvs ov Prevod ban Stati nots 


ranean iq 2kt nates 1 begets Webied DTW aa%e wan, ,Biddezog note 2-H 11S . 
i . i 7 
Iges0e> Inuigaleved Thu 


patiiaeg2 seals gene zeal carttaneh oi treomagidyet 'siteshiae® +a-Suy #9ts049 

catiienah, queixa Ot) Gre ,welq 208 30 deeent, ahd tre Ieeseredon St vam 
Sisriqeiaas od viptaeceion jon vom tetute 

po 2Te2%) peeisihdien: wat Renlerietsh. Sd Tanne yviti adsl. .< T-Shi fy 

Sigaage OS. agnk serene csoaleedntm.cext isasne {etor:-s4e MaFHeTGSTe> 

OAfTSYS WEA TARE enon” Dee ‘Sew red sy sees. ~eoaguye, putters 

paprvibaue. qitjetse (ot tenarveied fa (iene 4ohaysd zéets Ss! osbttiuday 


fotw Inaperenoo ad Nep.esty Sods Tetiashizay bafhasic bas Nh 
pean ttageteghs 71; 

sfiastiecy bennelq. baa \/ SDT egeas AO. Ow? jenti 
. .ahotiangs 26 yi Penbb mirbent Wsiw tasdzt anos 
(as sneb tas nenaaty bea, vi fte® al absign yvitde?-shadt 40 owe. , sad 
/MOTLAAND eS Veredsh pin Altw Fadserengs 4d yon rszu enor 


o3. V6 32k Sno% 


a 


geet paid obi sul- singe bee “at igus. 49 & 
4 ® - e = > bad - a « ‘ | 
reine Oi idug ni Visteaws Ong! etgnatesh eetrpodins, =t fduqe imor bos ai fdwS- 


MGulots Jon: 240k hasgeyao inl. .s2u; atl deg. wm? baqo have ad Siders. vapvs apart 


raat af Pdun SI6lpobs abtvoig ot sviwse [Tew ¥VEpo eit <AeSii FOTION 
tire! iagiwes wT 1 Oeg coin 


gselbied (afbyale) sweat - te 


a9 Ghnod> abard. twas bas Paar ‘bi! yhtve rq B52 zh Vibe: het oesmad 7 
soiFery. <zieyet) amognt | i) ek Mg picid tot.” iD. wa Bat , DE batifagng 
Ft tbh) hays sit (tf sacar 7 


Ta 2 oo trahes. a sFey 

Seu errant a ys 8° ee ae tar - SF *F: no) fat 
Sent) omer? ont aed iF ‘aya Van” el az ahaa vist pra 6. 
Faron 7st wien Sele Sak Hea a hoe 


ee 


5 i.) 


ane af a7 


7 


General Plan/LCP 
Council Adopted 1/23/81 


POLICY LUP-11: R.V. parks shall be restricted to the Pismo Creek Planning 
Area. 


POLICY LUP-12: Resort Commercial land uses should be oriented toward all 
tourist income levels. 


POLICY LUP-13: The City may find residential and/or non-visitor serving 
commercial uses appropriate for this zone in the event the size, shape or 
location of the parcel make it inappropriate for the visitor serving use. 
Specific criteria shall be established for the non-visitor serving use of 
parcels designated Resort Commercial. Additionally, the types. of 
non-visitor serving uses which would be permitted on parcels designated 
Resort Commercial shall be established in Phase III of the City's Local 
Coastal Plan. Uses which shall be specifically prohibited include office 
space for general or medical businesses, and non-retail commercial 
services. 


The following changes to Figure LUP-1 (Land Use Plan Map) shall be made 
commensurate with designated changes made herein: 


1. North Spyglass Planning Area: Northernmost parcel to resort 
commercial. 


2. Commercial Core Planning Area: Seaward parcels of Cypress between 
Stimson and Addie Streets to resort commercial. 


e. Resort-Residential Land Uses 


Resort-Residential land uses are a mixture of motels and high density land uses 
deemed to be necessary to ensure the viability of the downtown commercial area. 
Visitor serving uses such as motels, which cater to tourists of all income 
levels should be promoted in the area adjacent to the downtown commercial core. 
Apartments and other similar residential uses should also be promoted to 
provide a year-round vitality to the downtown. The appropriateness and 
compatibility of either motels or apartments shall be determined by the City in 
consideration of development proposals. 


POLICY LUP-14: Resort-Residential land uses shall consist of motels, hotels, 
apartments, condominiums and other similar uses. 


POLICY LUP-15: All income levels should be considered for new uses in the 
Resort-Residential land use category. 


POLICY LUP-16: The City shall determine the compatibility, feasibility and 


appropriateness of land uses in the Resort-Residential category on a 
case-by-case basis. 
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te Commercial Land Uses 


Commercial land use designations include visitor serving, neighborhood and 
regional commercial uses. Visitor serving uses should be encouraged within 
coastal commercial areas. 


Existing retail commercial uses include the shopping areas in Central Pismo 
Beach, Five Cities Shopping Center, strip commercial development along the 
frontage road in Shell Beach and the Spyglass Shopping Center. Present retail 
activity in the Central Business District is scattered and parking is 
inadequate. 


There is undeveloped commercially-zoned property at Fourth Street and U.S. 
Highway 101. An additional small commercial site is designated along Mattie 
Road, adjacent to the existing restaurant. It is important to consider the 
appropriate types of commercial uses for these areas, balancing the need for 
tourist-oriented commercial uses and residentially-oriented commercial uses. 
Commercial uses should be retail stores, offices and service uses with some 
permitted secondary uses. 


POLICY LUP-18: Attractive and stimulating surroundings should be provided to 
make all commercial areas more enjoyable places in which to shop and work. 


POLICY LUP-19: Areas devoted to commercial uses should be regulated by 
reasonable requirements safeguarding against unsightly development, 
unsightly storage areas, accumulation of waste and out of scale 
advertising. 


POLICY LUP-20: Residential uses in conjunction with commercial uses in the 
commercial areas are encouraged. 


g. INDUSTRIAL LAND USES 


There presently is only one area in the City that can accommodate industrial 
development. This area is located northeast of U.S. Highway 101 and adjacent 
to the SPRR tracks. Proper development standards should be approved and 
employed before development occurs. 


POLICY LUP-21: Non-polluting, light industrial and light manufacturing uses 
shall be permitted. 


POLICY LUP-22: Industrial development shall not adversely impact the sensitive 
habitats of Pismo Creek or Pismo Marsh. Industrial uses shall comply with 
industrial regulations and standards, including air pollution and waste 
disposal standards, and should present a pleasant appearance. 


h. Open Space Land Uses 


Open space planning is extremely important in the City due to the scenic value 
of the area. The open space element of this General Plan is incorporated into 
the Land Use Plan (see Open Space Element). 
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i, Urban Reserve Land Use 


The urban reserve areas are located in the Oak Park Heights Planning Area. The 
urban reserve designation is designed to provide land for future development. 
The urban reserve areas should be held in Open Space use until such time as the 
City is ready to extend the required services into these areas. 


POLICY LUP-23: No development shall occur in Urban Reserve areas until the 
areas are redesignated to other land uses. 


ae Agricultural Land Uses 


At present, there is no land within the City Limits that is designated 
agricultural. The foothill areas outside the ultimate urban service boundaries 
are within the City Planning Area (and under County jurisdiction but within the 
Coastal Zone) and should be retained as agricultural/open space. 


POLICY LUP-24: The County of San Luis Obispo shall be requested to refer any 
pending development in the City's Sphere of Influence for review and 
comments. 
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3. NEIGHBORHOOD SPECIFIC PLANS 


This section meets the level of detailed planning required by the Coastal Act. 
The information is organized into three sections. The first section is a 
summary of the planning areas; the second section gives the land use program 
concepts for development of the neighborhood planning areas; and the third 
section gives the policies and programs specifically related to the 
neighborhood planning areas. These policies and programs are in addition to 
the general goals, policies and programs given in the preceding elements of the 
General Plan. 


Figure GP-1 in Section TeeChapter TlseiPart »5;* shows *the locations of the 
planning areas. General descriptions of the study areas are given in the same 
section of the General Plan. Where applicable, policy numbers as given in 
other elements of the plan are referenced. 


a. Sunset Palisades Planning Area A 
SUMMARY 


The Sunset Palisades area is a low profile residential neighborhood with a 
backdrop of the coast. Approximately one half of the planning area is 
developed in low density residential use. The bluff tops along this stretch of 
coast are primarily under private ownership with few undeveloped residential 
lots. There is an easement to San Luis Obispo County from the toe of the bluff 
to the mean high tide line. Water and waste services will be improved and 
extended as part of the Spyglass Assessment District. 


The base of the bluffs is a natural resource area which should be protected. 
Potential damage by high wave conditions is possible (see Table EN-13). Some 
residences along the bluffs have provided their own stairways to small beaches. 
Some of these have been damaged in past storms. Seawalls to protect an 
existing structure are permitted only if there is no other less environmentally 
damaging alternative. 


Approximately 8 acres of recreational areas are designated in the planning area 
and are located to allow for view corridors from Shell Beach Road/Palisades 
Drive and U.S. Highway 101 (scenic highway). The property between Shell Beach 
Road/Palisades Drive and U.S. Highway 101 is subjected to high noise levels 
from both U.S. Highway 101 and Shell Beach Road/Palisades Drive. 
Archaeological resources are evident in the area. 


LAND USE PLAN CONCEPTS 


All of the residential areas in Sunset Palisades are designated low density. 
Limited clustering of units may be desirable to retain coastal views. Any new 
developments should be in harmony with the existing community, and project 
layouts should take into consideration the scenic value of the area. Density 
transfers may be allowed. 
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Development for the Ontario Hill Urban Reserve Area is estimated for 1990-1995, 
provided that adequate public services are available for this area. 


POLICIES AND PROGRAMS FOR SUNSET PALISADES PLANNING AREA 


POLICY SPA-1: The Sunset Palisades area shall remain low density residential 
with considerations given to preservation of scenic resources and use of 
open space. 


Program SPA-1: The undeveloped portion of the Sunset Palisades planning 
area (at the time of the Certification of the Local Coastal Program Land 


Use Plan) shall be rezoned to Planned Unit Residential Single Family 
Development for detached single family residences on lots compatible with 
the adjacent undeveloped area. 


Program SPA-2: A minimum of 60 percent of the undeveloped portion of the 
planning area (at the time of Certification of the Local Coastal Program 
Land Use Plan) shall be retained in Open Space. (Road right-of-ways shall 
not be considered open space of calculated in determining open space 
requirements.) Ocean overviews and corridor views from Shell Beach Road 
and from the small park area at the northwest corner of the site shall be 
protected. 


Program SPA-3: Of the unsubdivided portion of the planning area, a 
minimum of 25 percent of the total open space shall be developed as common 
open space; the remaining portions of the open space may be allocated as 
private open space servicing individual parcels. 


Program SPA-4: The heights of all structures in the undeveloped portions 
of the Planning Area shall be limited to a maximum of 15 feet above the 
center of the graded building pad on the to-be-created lots, but in no 
case shall any part of the building pad of the to-be-created lots exceed 
10 feet above the grade at any point of any to-be-created lot as the grade 
exists at the time of the Certification of the City's Local Coastal Plan. 
Grading fill of all areas adjacent to lots on Indio and E1 Portal streets 
shall only be permitted when necessary for proper drainage and the 
protection of archaeological resources. In these cases, such fill shall 
be kept to an absolute minimum and not exceed two (2) feet in height. 


Program SPA-5: The unsubdivided portion of the planning area (at the time 
of Certification of the Local Coastal Program Land Use Plan) shall be 
developed with a non-linear, clustered lot arrangement. Lots shall be 
arranged to maximize visual access to the ocean and minimize adverse 
visual impact of structures on the viewshed from U.S. Highway 101. Open 
space shall be arranged to preserve view corridors through the development 
and compliment the ocean vista and dominant coastal landforms. 


POLICY SPA-2: Development shall consider special environmental problems 
defined in the area. 
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Program SPA-6: Prior to development of this area, detailed analyses 
should be undertaken to determine surface water runoff patterns from the 
Freeway Foothills Planning Area and U.S. Highway 101. 


Program SPA-7: Any development that occurs near U.S. Highway 101 or Shell 
Beach Road/Palisades Drive should provide mitigation to reduce excessive 
noise levels. 


Program SPA-8: The coastal tidal and subtidal areas should be protected 
by aaetae public beach access only to Florin Street. Private stairways 
should be discouraged in this area. 


POLICY SPA-3: Access and recreation facilities should be provided consistent 
with environmental constraints of the area and need for the services. 


Program SPA-9: The Topaz Street and Encanto Street undeveloped accesses 
(Nos. 1 and 2 on Figure DE-2) shall be developed as viewpoints rather than 
as stairways. Low-lying drought tolerant prickly vegetation which will 
deter undesignated access paths should be planted in the existing access 
paths at the top of the bluff. Park benches are recommended to encourage 
use of these areas as viewpoints. 


Program SPA-10: The 20-foot City-owned access point at the end of Florin 
Street (No. 3 on Figure DE-2) should be developed with a stairway to the 
beach. This stairway will provide beach access for the inland park users 


and nearby residents. Parking for the accessway should be provided in the 
parking areas planning for the park. 


Program SPA-11: The offer to dedicate a lateral easement running 
generally from the mean high tide line to the top of othe. blurt for 
pedestrian use (APN 10-152-29) should be accepted by the State Department 
of Parks and Recreation in the form of an easement running from the mean 
high tide to the toe of the bluff. 


Program SPA-12: The existing County easement along the mean high tide 
Tine to the toe of the bluff should be given to the State Department of 
Parks and Recreation. 


POLICY SPA-4: The City Council should recommend to the County Board of 
Supervisors, as a prerogative of the City to exercise review of lands 
within its sphere of influence, that Ontario Hills be designated as having 
high scenic value to the City and that any planned development be 
restricted to preserve the area's scenic values. 
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b. South Palisades Planning Area B 
SUMMARY 


The South Palisades planning area is primarily undeveloped and has the 
potential to provide for additional recreational opportunities. This area is 
currently subdivided into narrow two and three acre parcels which necessitate a 
coordinated approach to the planning of this area. Given the steep and rapidly 
eroding bluffs, use should be limited to those areas which can safely support 
public use (Access Nos. 5, 7 and 7). There are areas along the bluff top which 
can safely be developed with access stairways to the beach and with passive 
recreation parks or view areas. There also is the potential to provide a 
lateral bluff top green belt (Access No. 8) area (similar to Shell Beach and 
Margo Dodd Parks in the Shell Beach Planning. Area) to be used by future 
residents and visitors. However, due to the sensitive bluff tops, access to 
this area should be linked to pedestrian and bicycle paths inter-linked to 
Shell Beach Road/Palisades Drive and parking areas. Depending on the future 
road configurations in this area (see Transportation and Circulation), there 
will be the ability to provide a few parking spaces on the cul-de-sacs at the 
top of the bluffs, but these should be preserved for neighborhood use and 
handicapped use. Parking should be provided along Shell Beach Road/Palisades 
Drive with the major visitor access to the beaches via improvements to the 
drainage swale. 


LAND USE PLAN CONCEPTS 


This area has been designated entirely for medium density development with 
provisions for medium density transfers in the area between Shell Beach 
Road/Palisades Drive and U.S. Highway 101; see Section V, Chapter I for 
definition of density transfer zones. The property owners who own both sides 
of Shell Beach Road/Palisades Drive can transfer the density over from the 
Freeway side to the ocean side of U.S. Highway 101. 


Clustering concepts in the medium density area are desirable and encouraged. 
By clustering, developments can be designed for better solar access, larger 
open spaces and preservation of views. Cluster housing can also minimize 
impacts to a sensitive resource such as soils, vegetation and bluff stability. 


Common recreation facilities within the developments should be part of the 
design of the area as well as inclusion of individual open space. A bluff top 
park for walking and sight seeing will also be established and can overlap into 
the area designated as bluff development setbacks. 


It is desirable to design the individual housing cluster developments so that 
they tie in with the area as a whole. The projects need not be the same 
design; it is preferable that the developments be different but harmonize with 
each other. Similar building materials could be used throughout the entire 
planning area in order to provide identity (such as wood trim, shingle roofs, 
tile roofs, etc.). 
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General Plan/LCP 
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POLICIES AND PROGRAMS FOR SOUTH PALISADES PLANNING AREA B 


POLICY SPB-1: The South Palisades Planning Area shall be designated a Limited 
Medium Density (up to 7 du/ac) cluster development area with 
considerations given to preservation of scenic resources and use of open 
Space. 


Program SPB-1: To preserve the open space feeling of the South Palisades, 
and to ensure. pleasing diversity of development design within a 
homogeneous area: 1) The property shall be generally considered as one 
neighborhood when providing open space and scenic corridors; 2) adequate 
open space areas should be provided along the blufftops in order to offer 
maximum public safety and enjoyment of the aesthetic qualities of the 
shorescape and panoramic view, while at the same time preserving the bluff 
tops. 


Program SPB-2: The entire area shall be zoned Planned Residential to 
allow cluster uses and maximum open space and will be developed under a 
Specific Plan. 


Program SPB-3: Development of this planning area shall be designed to 
protect and maintain the scenic coastal vista provided along this section 
of the coast by protecting visual access to the ocean and dominant coastal 
landforms. Specifically, the size and location of structures shall retain 
to the maximum extent feasible intermittent views of the visible line of 
the Coastal bluff edge and retain views of the ocean as viewed from U.S. 
Highway 101. To accomplish these design objectives, the following 
standards shall be incorporated into the Specific Plan: 


1. All development shall be built on or into existing grades. 
2. Residential units shall be predominantly attached and clustered. 


3. A minimum of 60 percent of each of the existing parcels within the 
planning area shall be retained in open space. 


4. Heights of structures on subdivided parcels immediately landward of 
the required bluff setback (see Figure LUP-2) shall not exceed 15 
feet in height from the existing grade. 


5. Heights of structures other than those identified in subsection 5 
above shall not exceed a maximum of 25 feet above existing grade. 


6. Road right-of-way widths shall be complimented by an additional 
structural setback of a minimum of 20 feet. 


7. Open space shall be arranged to maximize view corridors through the 


planning area from public viewing areas to protect and maintain views 
of both the ocean and coastal foothills, as well as the visual sense 
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of the coastal terrace landform. Accordingly, common open space 
shall have continuity throughout the development and shall not be 
interrupted by fences or other structures. 


Program SPB-4: Heights of structures should vary from one to two story 
structures consistent with Program SPB-2(a) above; two story structures 
will be allowable only in areas which will not substantially block ocean 
overviews from U.S. Highway 101. 


Program SPB-5: A medium density transfer zone should be established for 
the area between U.S. Highway 101 and Shell Beach Road/Palisades Drive. 
Transfer densities shall be required when the property owner owns both the 
contiguous property between U.S. Highway 101 and Shell Beach 
Road/Palisades Drive and between Shell Beach Road/Palisades Drive and the 
ocean. Residential uses will be allowed with proper noise mitigation in 
the area. 


POLICY SPB-2: Development shall consider special environmental conditions 
defined in the area. 


Program SPB-6: Prior to development of this area, detailed analyses shal] 
be undertaken to determine surface water runoff patterns from the Freeway 
Foothills Planning Area and U.S. Highway 101. 


Program SPB-7: Geology reports shall be required for projects which 
request development near the bluffs at distances less than the 20° rule 
from the top of the bluff; see also Programs S-10 and S-1l. 


Program SPB-8: Appropriate erosion control measures should be implemented 
for construction of any project in this planning area; project designs 
which contain appropriate erosion control measures and which specify 
methods for maintenance are required. 


Program SPB-9: An archaeological reconnaissance shall be required prior 
to any development in this planning area. 


Program SPB-10: Any development that occurs near U.S. Highway 101 or 
Shell Beach Road/Palisades Drive should provide mitigation to reduce 
excessive noise levels within the development. 


POLICY SPB-3: Access and recreation facilities should be provided consistent 
with environmental constraints of the area and need for services. 


Program SPB-11: Public access will be provided at the drainage swale in 
order to provide better access to the sandy beach at the base of the 
bluffs. Parking spaces should be provided in several small lots and along 
Shell Beach Road/Palisades Drive. The State Department of Parks and 
Recreation should accept the offer to dedicate this access and parking 
area should it be offered as part of the future development plans. 
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Program SPB-12: Three stairway accesses to the beach may be developed in 
geologically sound areas which shall serve the neighborhood (see Table 
DE-4 and Figure DE-2). 


Program SPB-13: All private development shall be set back from the top 
edge of the bluff a distance sufficient to include a 100 foot side public 
access and recreation area, plus a 100 year bluff retreat setback (see 
Figure LUP-2). The bluff retreat setback shall be determined through a 
site specific geological study conducted by a qualified registered 
geologist. 


Program SPB-14: Access easements shall be dedicated to the State Parks 
and Recreation Department, generally running from the mean high tide line 
to the toe of the bluff for pedestrian use. 


Program SPB-15: As a condition of development. an irrevocable offer to 
dedicate in fee simple, grant in perpetuity an easement, or record a deed 
restriction over a strip of land along the top of the bluff edge 
sufficient to include a 100 foot wide lateral public access and 
recreational area plus a 100 year bluff retreat shall be made to or 
recorded with an appropriate public agency. Such offer shall run Forc5 
years and shall be for the purposes of providing beach access and passive 
recreational opportunities along the coastal bluffs for the general 
public, visitors and future residents of the planning area. 


Program SPB-16: Encroachments into the public lateral access and 
recreational area shall be limited to roadway extensions which incorporate 
public parking opportunities; such encroachments shall not extend more 
than 35 feet into the public lateral accessway. 


POLICY SPB-4: The circulation system which incorporates looped roads shall be 


incorporated into the Land Use Plan. 


Program SPB-17: The loop road system shall be designed in conformance 
with City standards and shall allow for public access to the linear park 
area along the blufftop and City utility easement. The loop system shall 
provide for bicycle trails which shall connect with the bluff top trail 
along the City Utility easement. Proposed development shall conform to 
the proposed loop road system, and will be required to construct the 
necessary road improvements as part of the development requirements. 


ce North Spyglass Planning Area C 
SUMMARY 


The North Spyglass Planning Area contains three undeveloped parcels and a 
motel. The bluffs are lower in height than in the northern portions, 
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approximately 50 feet. At the base of the bluffs is a narrow sandy beach 
accessible during normal tides. Bluff erosion is severe and is estimated to be 
about 6 inches per year. 


LAND USE CONCEPTS 


The undeveloped parcels are recommended for resort development with provisions 
for open space along the bluff to allow for bluff setback protection and public 
access. An additional stairway leading from the resort uses can be considered 
if a suitable and geologically safe location can be found. This additional 
stairway also would require public access. Public parking will be required in 
addition to other parking requirements. 


POLICIES AND PROGRAMS SPECIFIC TO NORTH SPYGLASS PLANNING AREA C 


POLICY SPC-1: The North Spyglass Planning Area shall be oriented primarily to 


visitor serving uses. 


Program SPC-1: All private development shall be setback from the top edge 
of the bluff a distance sufficient to include a 50 foot wide lateral 
public access and recreational area plus a 100 year bluff retreat setback. 
The 100 year bluff retreat setback shall be determined through a site 
specific geological study conducted by a qualified registered geologist, 
but in no case shall the retreat setback be less that 50 feet from the top 
edge of the bluff. 


Program SPC-2: Development shall not substantially block ocean views from 
U.S. Highway 101. Corridor views shall be provided within any proposed 
development complex. 


POLICY SPC-2: Public access along the bluff tops shall be provided as part of 


proposed development consistent with safety and environmental 
considerations. 


Program SPC-3: A lateral easement from the toe of the bluff to the mean 
high tide mark shall be required on any new development. These easements 
shall be given to the State Department of Parks and Recreation. 


Program SPC-4: As a condition of development an irrevocable offer to 
dedicate in fee simple, grant in perpetuity an easement, or record a deed 
restriction over a strip of land along the top edge of the bluff 
sufficient to include a 50 foot side lateral public access and 
recreational area plus a 100 year bluff setback shall be made to or 
recorded with an appropriate public agency. Such offer shall run for 25 
years and shall be for the purpose of providing beach access and passive 
recreational opportunities along the coastal bluffs for the general public 
and visitors to the planning area. 


IV-125 


rt) £ GN 


sey bia eedllld a i 


a“ Quaee Wotvirt) & at eiwis wm. Yo e29d sat 7A igo) Oe | S26MPXGY a 
i ) Sar gmri ee ef mes Stiyae (0 mol gieta 97u7e eebis feenom vam oft eaa 


Yaey et) Seine ra - 
HaD FU hr 
Arnty adie vil a ab In tesr ‘os habhyseiy rsa’ ad 2ragys m4 Tevet oft 
Dee rd. Aneta The sor WalTa-og VPuld aa &, voi ead. Or” 7 
eB 7940 01484 ons ei =? Ofosef [ ira? aie ‘ i O95 i + PSIC5 _ 
Pprars My iT) Sane? fk ney Wprdese! ear yifboigpfvac “ne ofdasivéi kg GR = 
i Hen iepoy ad Trew Barges SPOUT 4 2iede akidwd aatupe: id VST E VOwRI RTS 
CFT mrepioa wu beraels ; nor pThhe 
J Gah GUAM SANS GTM SF IM TIe eMetnds A 2IA LIS 
[ivemtne hathsror at [lade dosh gnbaaai) «ee! oo ou : a) ae YIII04 
, : vali] | - 


G0 ‘So. Wer aaeGFah.6n. F104: feembalwyeh arayien | id f- SG canon v4 : 
raza) abiw your 02 w pbylgal: g¢(seeesertys aGaveszin a PTUfd Ee) ¥5 
‘Madde: tepiier md wey OF: a sul ners. (BAaigert I bes 2eecce. 26 fdyn 
‘'* @ COON? bondeiereh wal (feng Apedese sawrey Vida Yhag! nT 
sfAttigtiny 499 a BATC eee & AN! Vetonbhety Yate Tyatgolose sft {Saqe 

aw | meer! Sant Oh Ina) etal on asedins Jest fen oy (leas gece ont tud - 
(TT S86) To wats 


met) 2 ary hogan, dpore’ ehlerengs dur aon Tete fametioloue) 250% mesennt 


Se om, o een 


ag ninety Wabivasg “ Liwte awhhy Todt AGE "at “Witter ve.u rs. 
: RA Qthie Jirepmo 'eush 7 
path vm 00 Sm on eyes Pula ony Giale S2eo76 Stidud 2-249 91) 7 
i 49 (very ever Kae “At i shemqol ays): boseat or - 
«anol Ferebs bi93 


| Paere : 
wan wiz ay Mule ants te a0 os ‘wart, Say Jaga st oo eae pot 


iO mweRS weet be Vbegs . bine fe 
_ aise , EGS fo Iemepreqi? ercaz att of ey Pe a0 o Wa 


oF aN Re ate a 


= 
~ 
=? 
> 


Se” 


General Plan/LCP 
Council Adopted 1/23/81 


Program SPC-5: As a condition of development, an irrevocable offer to 
dedicate in fee simple, grant in perpetuity an easement, or record a deed 
restriction for vertical public access a minimum of 10 feet wide running 
from Shell Beach Road to the lateral accessway along the bluff shall be 
required. This accessway shall be located on the western-most parcel of 
the planning area. However, this accessway shall not be located within 
the arroyo at the western end of the planning area, except that the 
terminus of the accessway which leads to the beach may be located in the 
mouth of the arroyo. Structures adjacent to this accessway shall be 
located and sited so as to not impose upon the "open space" nature of the 
accessway. As a condition of development, the vertical accessway 
described above shall be developed with a pedestrian path and landscaping. 
A minimum of 15 foot structural setback shall be maintained from the 
arroyo, unless a geologic report prepared by a qualified registered 
geologist indicates a need for a larger setback. 


Program SPC-6: As a condition of development a minimum of 65 public 
parking spaces shall be developed within the buildable portions of the 
planning areas. The parking spaces shall be developed within. the 
buildable portions of the planning areas. The parking spaces shall be 
equitably distributed over the subject parcels of the South Palisades and 
North Spyglass planning areas, and may be located adjacent to either side 
of Shell Beach Road. Parking on the landward side of Shell Beach Road 
shall be limited to the CalTrans right-of-way. Such public parking shal] 
be required in addition to the commercial parking requirements contained 
in the City's certified Local Coastal Plan. Additionally, adequate 
signing notifying the public of the public parking opportunities and 
identifying the location of the accessway shall be provided. 


POLICY SPC-3: Development shall consider special environmental conditions 


defined in the area. 


Program SPC-7: An archaeological reconnaissance shall be required prior 
to any development in this planning area. 


Program SPC-8: Appropriate erosion control measures shall be implemented 
for any project in this planning area; project designs must contain 
appropriate erosion control measures which specify methods for maintenance 
are required. 


Program SPC-9: Geology reports shall be required for projects which 


request development near the tops of bluffs at distances less than the 20° 
rule. 
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General Plan/LCP 
Council Adopted 1/23/81 


D. SPYGLASS PLANNING AREA D 

SUMMARY 

With the exception of some single-family parcels, the Spyglass Planning Area is 
fully developed. The Spyglass Point Park is located within this planning area 
and is now being developed. 


LAND USE PLAN CONCEPTS 


Since this planning area is already substantially developed, the General Plan 
proposes no land use changes. 


POLICIES AND PROGRAMS SPECIFIC TO SPYGLASS PLANNING AREA D 
POLICY SPD-1: Existing land uses shall be continued. 


POLICY SPD-2: Public access shall be provided in conjunction with park 
improvements. 


Program SPD-1: The City should accept the offer of dedication of the 
improved five foot wide access from Sea Cliff Drive to Spyglass Park. 


Program SPD-2: The City should pursue access grants to develop the 
pathway and stairs to the beach in Spyglass Park. 


POLICY SPD-3: Development shall consider special environmental conditions 
defined in the area. 


Program SPD-3: Development along the bluffs shall be set back a minimum 
of 25 feet from the top of the bluff. 


Program SPD-4: Appropriate erosion control measures should be implemented 
for any project along the blufftops; development designs must contain 
appropriate erosion control measures which specify methods’ for 
maintenance. 


Program SPD-5: Geology reports shall be required for any development near 
the top of the bluff at distances less than the cor rrule. 


E. ST. ANDREWS TRACT PLANNING AREA E 

SUMMARY 

The St. Andrews Planning Area is almost completely developed with single-family 
homes and apartments. The planning area does not have the potential to be 


developed as a major recreational area. However, during low tide conditions 
there are small beaches accessible to the public. 
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General Plan/LCP 
Council Adopted 1/23/81 


There is a blufftop access from Naomi Avenue dedicated to the City which is 
connected to another easement south of the planning area which the City has 
acquired. This access leads to a spectacular viewpoint which is under private 
ownership but which is available for public use. 


LAND USE PLAN CONCEPTS 


Since this planning area is substantially developed, the General Plan proposes 
no land use changes. 


POLICIES AND PROGRAMS SPECIFIC TO THE ST. ANDREWS TRACT PLANNING AREA 
POLICY SPE-1: Existing land uses should be continued. 


Program SPE-1: A stairway should be considered for the park area. This 
stairway has lower priority than stairways which would provide access to 
beaches with greater carrying capacity. 


POLICY SPE-2: Public access shall be provided to the coast consistent with the 
residential character of the planning area. 


Program SPE-2: A lateral access from the mean tide line to the toe of the 
bluff shall be required to be dedicated to the State Department of Parks 
and Recreation as a condition with any development along the blufftop. 


POLICY SPE-3: Any development shall consider special environmental conditions 
defined in the area. 


Program SPE-3: Any development along the bluffs shall be set back a 
minimum of 25 feet from the top of the bluff. 


Program SPE-4: Appropriate erosion control measures should be implemented 
for any construction along the blufftops; development designs must contain 
appropriate erosion control measures which specify methods for 
maintenance. 


Program SPE-5: Geology reports shall be required for any development near 
the top of the bluff at distances less than the 20° rule. 


F. SPINDRIFT PLANNING AREA F 
SUMMARY 


The Spindrift area is completely developed with the exception of a parcel 
approved for condominium development along Shell Beach Road. The area contains 
an estate at the northern portion of the bluff tops, single-family residences 
along Park Place and a large condominium development in the southern half of 
the planning area. Public access is limited to a City easement off Naomi 
Avenue in the St. Andrews Tract Planning Area. 
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General Plan/LCP 
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LAND USE CONCEPTS 


Since the planning area is substantially developed, the General Plan proposes 
no land use changes. 


POLICIES AND PROGRAMS SPECIFIC TO SPINDRIFT PLANNING AREA F 
POLICY SPF-1: Existing land uses should be continued. 
POLICY SPF-2: Adequate public access to the bluff top shall be continued. 


Program SPF-1: A public lateral easement shall be required as part of new 
development from the mean tide line to the toe of the bluff. This 
easement shall be dedicated to the State Department of Parks and 
Recreation. 


Program SPF-2: Public blufftop access may be required with any new 
development of the area. 


POLICY SPF-3: Development shall consider special environmental conditions 
defined in the area. 


Program SPF-3: A geology report shall be required for any new development 
along the bluffs to ensure that adequate bluff setbacks are provided. Any 
development along the bluffs shall be set back a minimum of 25 feet from 
the top of the bluff. 


Program SPF-4: An archaeological reconnaissance shall be required prior 
to any development project in this planning area. 


Program SPF-5: Appropriate erosion control measures should be implemented 
for any construction along the bluff tops; development designs must 
contain appropriate erosion control measures which specify methods for 
maintenance. 


G. TERRACE AVENUE PLANNING AREA G 
SUMMARY 


The Terrace Avenue--Shoreline Drive Planning Area consists of the Shell Beach 
Elementary School and a residential neighborhood consisting primarily of large 
two-story homes. Because of the moderate degree of slope and the openness of 
the Shell Beach School, there is an unobstructed ocean overview from U.S. 
Highway 101 in this area. Substantial bluff retreat has occurred in this area. 
A 25 foot setback is required for single family development located along the 
blufftop. 
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General Plan/LCP 
Council Adopted 1/23/81 


LAND USE CONCEPTS 


Since the planning area is substantially developed, the General Plan proposes 
no land use changes. 


POLICIES AND PROGRAMS SPECIFIC TO TERRACE AVENUE PLANNING AREA G 
POLICY SPG-1: Existing land use should be continued. 


Program SPG-1: The landscaping should be improved as a requirement of any 
proposed expansion of the school. 


POLICY SPG-2: Development shall consider special environmental conditions 
defined in the area. 


Program SPG-2: A geology report shall be required for any new development 
along the bluffs to ensure that adequate bluff setbacks are provided. Any 


development along the bluffs shall be set back a minimum of 25 feet from 
the top of the bluff. 


Program SPG-3: Seawalls may be required in this area, but shall not be 
permitted unless the City has determined that there are no_ less 
environmentally damaging alternative for the protection of existing 
development. 


Program SPG-4: Appropriate erosion control measures should be implemented 
for any construction along the bluff tops; development designs must 
contain appropriate erosion control measures which specify methods for 
maintenance. 


H. SHELL BEACH PLANNING AREA H 
SUMMARY 


The planning area, with the exception of scattered vacant lots, is essentially 
developed. The City owns two bluff top park areas and a few small parcels 
containing public buildings. The majority of the bluff tops are in City 
ownership. 


The Shell Beach bluff areas are significant recreational areas. Two beachfront 
parks are the aesthetic focus; both are seriously endangered by erosion and, 
unless systematic erosion control is undertaken, these valuable resources will 
be lost. 

LAND USE CONCEPTS 


Since this planning area is significantly developed, the General Plan proposes 
no land use changes. 
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General Plan/LCP 
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POLICIES AND PROGRAMS SPECIFIC TO SHELL BEACH 
POLICY SPH-1: Existing land uses should be continued. 


POLICY SPH-2: Shell Beach should be recognized as having unique shoreline 
qualities which must be protected. 


Program SPH-1: Existing access should be improved and maintained along 
the blufftops. 


Program SPH-2: The City should pursue all available sources to provide 
the necessary funds to improve the parks along the Shell Beach bluffs. 


Program SPH-3: Measures, such as signing and policing, will be instituted 
to prohibit removal of tidepool marine life. 


Program SPH-4: The vista point at the end of Boeker Street should be 
designated aS a bird lookout and left in its natural state for 
neighborhood use. 


Program SPH-5: Drainage pipes in the park areas should be as 


inconspicuous as possible and park areas should be landscaped with drought 
resistant, low maintenance plants. 


Program SPH-6: The City should provide appropriate regulated parking 
areas for the two parks consistent with the carrying capacity of the beach 
area to be served and the character of the surrounding community. 


Program SPH-7: The City should institute a program of erosion control to 
protect the park areas. 


POLICY SPH-3: The City will place special emphasis on the restoration, 
upgrading and enhancement of the Shell Beach commercial area. 


Program SPH-8: The City should encourage increased commercial uses along 
Shell Beach Road. 


POLICY SPH-4: A buffer zone of High Density Residential should be provided 
between the commercial zone and the single family residential area. 


POLICY SPH-5: The City will place special emphasis on the restoration, 
upgrading and enhancement of the Shell Beach residential areas. 


Program SPH-9: Guidelines should be established for the development of 
appropriate size structures. The guidelines should allow property owners 
the right to develop a structure of adequate size with consideration for 
the appearance of bulk and maintaining maximum public viewshed of the 
ocean from U.S. Highway 101. The guidelines should address the following: 
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General Plan/LCP 
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POLICIES AND PROGRAMS SPECIFIC TO SHELL BEACH 
POLICY SPH-1: Existing land uses should be continued. 


POLICY SPH-2: Shell Beach should be recognized as having unique shoreline 
qualities which must be protected. 


Program SPH-1: Existing access should be improved and maintained along 
the blufftops. 


Program SPH-2: The City should pursue all available sources to provide 
the necessary funds to improve the parks along the Shell Beach bluffs. 


Program SPH-3: Measures, such as signing and policing, will be instituted 
to prohibit removal of tidepool marine life. 


Program SPH-4: The vista point at the end of Boeker Street Should be 
designated as a bird lookout and left in its natural state for 
neighborhood use. 


Program SPH-5: Drainage pipes in the park areas should be as 
inconspicuous as possible and park areas should be landscaped with drought 
resistant, low maintenance plants. 


Program SPH-6: The City should provide appropriate regulated parking 
areas for the two parks consistent with the carrying capacity of the beach 
area to be served and the character of the surrounding community. 


Program SPH-7: The City should institute a program of erosion control to 
protect the park areas. 


POLICY SPH-3: The City will place special emphasis on the restoration, 
upgrading and enhancement of the Shell Beach commercial area. 


Program SPH-8: The City should encourage increased commercial uses along 
Shell Beach Road. 


POLICY SPH-4: A buffer zone of High Density Residential should be provided 
between the commercial zone and the single family residential area. 


POLICY SPH-5: The City will place special emphasis on the restoration, 
upgrading and enhancement of the Shell Beach residential areas. 


Program SPH-9: Guidelines should be established for the development of 
appropriate size structures. The guidelines should allow property owners 
the right to develop a structure of adequate size with consideration for 
the appearance of bulk and maintaining maximum public viewshed of the 
ocean from U.S. Highway 101. The guidelines should address the following: 
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a) Development must not significantly block the ocean overviews from 
U.S. Highway 101. 


b) Establish the criteria for architectural review. 

c) Encourage common wall development on two small contiguous lots. 

d) Encourage the assimilation where possible of small lots into larger 

e) Insure that new construction and/or remodelling provide adequate 
off-street parking. 

f) Development must consider the appearance of bulk and scale. 


POLICY SPH-6: Development shall consider special environmental conditions 
defined in the area. 


Program SPH-10: A geology report shall be required for any new 
development along the bluffs to ensure that adequate bluff setbacks are 
provided. Any development along the bluffs shall be setback a minimum of 
25 feet from the top of the bluffs. 


Program SPH-11: Appropriate erosion and drainage control measures should 
be implemented for any construction along the bluff tops; development 


designs must contain appropriate erosion control measures and drainage 
plans which specify methods for maintenance are required. 


I. DINOSAUR CAVES PLANNING AREA I 
SUMMARY 
The Dinosaur Caves area is currently undeveloped and is covered by grasses. 


The two individually owned parcels are visible from U.S. Highway 101 and are an 
important scenic area. The parcels have repeatedly been recommended for 
acquisition by the State Department of Parks and Recreation and other groups. 
The public has had continued access to the cliffs from several locations on the 
property. 


The Dinosaur Caves area should be preserved for visitor and recreational use. 
Currently the area is utilized by travelers and recreational vehicles for day 
use. The property has the potential for much more recreational use than is 
being provided. 


The edge of the bluffs is a potential geological hazard; portions of the bluffs 


have collapsed in recent years. The bluff portions and cave area have been 
designated for use as open space. 
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LAND USE CONCEPTS 


Only the northeast portion of the Dinosaur Caves area is developable. The 
Dinosaur Caves site is a highly scenic area and it is suggested that it be 
acquired by a state agency. If the area is not acquired, development should be 
carefully controlled. It is very important that the type of development that 
occurs in the planning area be subdued and blend with the ocean character. 
Height, bulk and scale considerations are very important, and view of the ocean 
and coastline viewsheds from U.S. Highway 101 should be maximized. It is 
preferable that building densities and heights be concentrated in one area of 
the parcel as opposed to a structure which covers a large portion of the site. 
For this reason, heights are recommended to be flexible provided that size, 
bulk and scale considerations are met. Zoning overlay restrictions should be 
imposed on the property to require maximum use of open space. 


POLICIES AND PROGRAMS SPECIFIC TO DINOSAUR CAVES 
POLICY SPI-1: The City should seek acquisition of the area. 


Program SPI-1: The City shall recommend to the State Department of Parks 
and Recreation, the Coastal Conservancy or other applicable public 
agencies that they acquire Dinosaur Caves and develop it as a recreational 
park. 


Program SPI-2: The City should continue to investigate all possible 
funding sources until all known sources are exhausted. 


POLICY SPI-2: In the event that the Dinosaur Caves area cannot be acquired by - 
a public agency, the planning area shall be designated for development as 
a visitor serving facility with specific regulations safeguarding the 
public interest. 


Program SPI-3: The City will permit no development on either parcel until 
a specific plan for that entire parcel has been approved with due 
consideration for open space. 


Program SPI-4: The open space area may include recreational improvements, 
such as trails, outdoor dining, picnic areas, landscaping, etc., but these 
shall be a safe distance from the edge of the bluffs. The open space 
areas shall be a public easement. 


Program SPI-5: A public service area (restrooms, drinking fountain, 
parking, etc.) will be provided as a part of the development of each 
parcel. 

Program SPI-6: The rock outcrop at the south end of the Dinosaur Caves 


Planning Area is a sensitive archaeologic site and shall be left in open 
space. Public access shall be required via an extension of the public 
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easement along the blufftop. The access shall connect with the Elmer Ross 
Beach and public parking shall be provided in conjunction with the 
accessway. 


Program SPI-7: Height, bulk and scale of any development in the area 
shall not detract from the ocean viewshed from U.S. Highway 101. Heights 
shall be below the level of the freeway and shall be allowed to exceed 25 
feet only if maximum views are maintained over the rest of the area. 


Program SPI-8: Stairways to the pocket beaches are discouraged due to 
safety reasons. A specific geologic and beach safety study will be 
required prior to development of a stairway. 


POLICY SPI-3: Development shall consider special environmental conditions 
defined in the area. 


Program SPI-9: For the northern property in the planning area, the public 
open space area may include passive recreation improvements such as 
trails, picnic areas, landscaping, etc., but these shall be a safe 
distance from the edge of the bluffs. The private open space areas may be 
developed with active recreational or visitor serving uses, including 
outdoor dining, provided such uses do not detract from public views of the 
ocean. All development shall be set back from the top edge of the bluff 
as described in Figure LUP-4. Private development shall be located 
landward of a line extending east from the southern edge of Pearl Street 
to the intersection of a line running parallel to and landward of the top 
edge of the bluff; such line paralleling the bluff shall be a distance 
from the bluff edge sufficient to include a 50 foot wide lateral public 
access and recreational area plus a 100 year bluff retreat setback. The 
bluff retreat setback for a 100 year period shall be determined through a 
site specific geologic study conducted by a qualified registered 
geologist. 


Program SPI-10: For the northern property in the Planning area, as a 
condition of development, an irrevocable offer to dedicate in fee simple, 
an easement in perpetuity, or the recordation of a deed restriction over 
the area seaward of the line described in Program SPI-8 above shall be 
made to or recorded with an appropriate public agency. Such offer shall 
run for 25 years and shall be for the purposes of providing beach access 
and passive recreational opportunities along the coastal bluffs for the 
general public and visitors to the planning area. 


Program SPI-11: For the northern property in the Planning Area, all 
developments permitted seaward of a line running diagonally across the 


planning area as described and incidental low profile structures such as 
patios, tables, benches, refuse containers and bicycle racks to service 
commercial or private recreational uses. 


Program SPI-12: For the northern property in the Planning Area, as a 
condition of development, a minimum of 25 public parking spaces shall be 
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developed with the planning area. A minimum of two-thirds of these spaces 
shall be located within the public open space area adjacent to Cliff and 
Pearl Streets as delineated in Figure LUP-3. The remainder may be located 
in the northwest corner of the planning area, but in no case within the 50 
foot wide lateral public access and recreational area or bluff retreat 
setback. Additionally, adequate signing notifying the public of public 
parking opportunities shall be provided. 


Program SPI-13: For the southern property in the Planning Area, all 
private development shall be set back from the top edge of the bluff a 


distance sufficient to include a 25 foot wide lateral access plus a 100 
year bluff retreat setback. The bluff retreat setback shall be determined 
through a site specific study conducted by a qualified registered 
geologist. Additionally, a 50 foot wide buffer shall be established 
around the rock outcrop on the subject parcel; the only permitted 
development within the buffer shall be a lateral pedestrian access trail. 


Program SPI-14: For the southern property in the Planning Area, as a 
condition of development, an irrevocable offer to dedicate in fee simple, 
an easement in perpetuity, or the recordation of a deed restriction over a 
strip of land sufficient to include a 25 foot wide lateral public access 
plus a 100 year bluff retreat setback shall be made to or recorded with an 
appropriate public agency. Such offer shall be for the purposes of 
providing lateral access and passive recreational opportunities along the 
coastal bluffs for the general public and visitors to the planning area. 


Program SPI-15: For the southern property in the Planning Area, as a 
condition of development, up to fifteen parking spaces shall be developed 
within the buildable portions of the Planning Area. Additionally, 
adequate signing notifying the public of public parking opportunities 
Shall be provided. 


Program SPI-16: The existing archaeological site and the rock outcrop 
shall be left in open space. 


Program SPI-17: A geology report shall be required for any new 
development to ensure that adequate bluff setbacks are provided. 


Program SPI-18: An archaeological reconnaissance shall be required as a 
part of any development project in this planning area. 


Program SPI-19: Appropriate erosion and drainage control measures shall 
be implemented for any construction along the bluff tops; development 


designs must contain appropriate erosion control measures which specify 
methods for maintenance. 
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J. MOTEL DISTRICT PLANNING AREA J 
SUMMARY 


This planning area is developed with motels, some single-family residences and 
apartments. The northern part of the study area is rocky with steep cliffs. 
The southern portion of the planning area is characterized by a sandy beach. 
The sandy beach is owned by the State Lands Commission and managed by the State 
Department of Parks and Recreation. The rocky cliffs, about 70 feet high, are 
undercut by unstable wave tunnels or sea caves. Also in the planning area is a 
drainage swale characterized by riparian vegetation. The area is sensitive 
archaeologically. 


The Elmer Ross Beach is located to the north of the Shorecliff Inn. Access to 
this man-made beach is via a spiral staircase down the edge of the cliff north 
of Shorecliff Inn. The Shorecliff Inn developed the beach and gave it to the 
City. Public parking is provided at the Inn for beach users. The Inn also has 
two tennis courts located on the bluff top which are open to the public when 
not in use by motel guests. The Inn also has a scenic blufftop walk with two 
gazebos which are open to the public when not in use by motel guests. 


The City has recently reconstructed stairs to the beach at the end of Wilmar 
Street. In addition, some of the motels have semi-public stairs to the beach. 
For example, the Shorecliff Motel provides for public use of their stairs to 
Elmer Ross Beach. These stairs provide general public beach access. This 
portion of the City is highly used by out-of-town visitors, primarily because 
of the concentration of motels and the close proximity to the downtown area and 
beachfront. 


LAND USE CONCEPTS 


The medium density area should be encouraged to develop as multiple family 
units. The frontage area should be developed with visitor serving uses. The 
existing motel uses should remain and be encouraged to upgrade as necessary and 
maintain their facilities. 


POLICIES AND PROGRAMS SPECIFIC TO THE MOTEL DISTRICT 

POLICY SPJ-1: The area should remain as resort commercial and medium density 
residential, with special considerations given to ocean views and bluff 
access. 


Program SPJ-1: New structures should be carefully sited and designed to 
provide ocean corridor and/or overviews from U.S. Highway 101. 


Program SPJ-2: The drainage swale should be left in open space and used 
as a view corridor to the ocean. 
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Program SPJ-3: Vertical and lateral accessways may be required as a 
condition of development permits. 


Program SPJ-1: New structures should be carefully sited and designed to 
provide ocean corridor and/or overviews from U.S. Highway 101. 


Program SPJ-2: The drainage swale should be left in open space and used 
as a view corridor to the ocean. 


Program SPJ-3: Vertical and lateral accessways may be required as a 
condition of development permits. 


Program SPJ-4: Improved accessways shall be prohibited through the Harloe 
Barranca. 


POLICY SPJ-2: Development shal] consider special environmental conditions 
defined in the area. 


Program SPJ-5: A geology report shall be required for any new development 
along the bluffs to ensure that adequate bluff setbacks are provided. Any 
development along the bluffs shall be set back a minimum of 25 feet from 
the top of the bluff. 1 


Program SPJ-6: An archaeological reconnaissance shall be required prior 
to any development project in this planning area. 


Program SPJ-7: Appropriate erosion control measures should be implemented 
for any construction; development designs must contain appropriate erosion 
control measures which specify methods for maintenance. 


K. COMMERCIAL CORE PLANNING AREA K 
SUMMARY 


This area is one of the most important visitor-serving centers in the City. 
Presently it contains a variety of uses, including commercial, residential and 
visitor serving. It is important that a proper balance between priority 
visitor serving uses and general commercial and residential uses be 
established. 


The Commercial Core area is almost completely developed with mixed residential, 
motel and commercial uses, much of which is in need of repair or renovation. 
The bluffs along the northern portion of the area, about 40 feet high, have 
eroded to such an extent that the road has been turned into a one-way street, 
and one portion of the road has been closed. The bluffs begin to decline until 
they reach about five feet at the pier. 
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The Pismo Creek watershed is a sensitive wetland habitat. The 100-year flood 
level may extend into the southern portion of the downtown area. High tides 
occasionally reach the seawalls located at the pier parking lot and northward; 
none of the sandy beach can be used in the Commercial Core during some high 
tide periods in the winter months. The sandy beach provides excellent habitat 
for clams. Near shore, fish species are also prevalent in this stretch, thus 
making Pismo Beach sand beaches a popular clamming and surf fishing area. 


The downtown area and southward constitutes the major tourist destination in 
the City. The sandy beaches provide opportunity for swimming, walking, surf 
fishing, clamming and other beach-oriented recreational activities. The close 
proximity of tent camping, motels and recreational vehicle park and related 
commercial services provides the necessary overnight lodging to support the 
attractive beach areas. 


The State Beach forms the major recreation area in the City. In addition to 
the sandy beach, the City has a two-acre park complex. The Pismo Creek parks 
are comprised of two parks, the Ira Lease Park to the east of State Highway 1 
and the Mary Harrington Park to the west of Highway 1. Both are adjacent to 
Pismo Creek. 


There are eleven major public access points to the sandy beach in the downtown 
area. These are located at ends of streets and off of public roads along the 
bluff tops. Some of the motels and condominiums have private or semi-private 
access to the beach; however, none of these private accesses lead to private 
beach areas or provide access where no public access is available. Public 
lateral access exists along the entire State Beach. 


LAND USE CONCEPTS 


The economy of Pismo Beach is oriented to the strong attraction of tourism and 
recreation and the desirability of the land as a place for retirement. It is 
anticipated that the tourist attraction of this community will continue to play 
an important role in the local economy and that this economic dependency on 
tourism will remain strong. 


There has been a growing concern in the City of Pismo Beach regarding the 
deteriorating condition of the downtown area. Many people feel the 
deterioration of the downtown's appearance has prevented the area from reaching 
its proper potential. Downtown Pismo Beach can no longer allow the 
deterioration of its visual appearance, and immediate action must be taken to 
develop a unique and enjoyable commercial area that will establish Pismo Beach 
as a year-round resort community. 


The proposed specific plan for the downtown area is oriented toward 
rejuvenation of the commercial areas, provision of a common focal point 
comprised of a boardwalk and pier area, and increase of year-round residential 
and resort use of the Commercial Core area by providing higher residential 
densities within walking distance of downtown. This specific plan stresses the 
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physical amenities of the area, and through street and sidewalk improvements, 
building improvement, face lifting, painting and more specific treatment of 
land issues, a downtown atmosphere can be created that is not only 
aesthetically pleasing but also has greater economic vitality. 


High density use is encouraged for the following reasons: 


a. To provide residential support for downtown area. 

b. To allow for lower and more moderate income housing. 

c. To enhance the tax base such that it will offset cost of necessary 
improvements. 


POLICIES AND PROGRAMS SPECIFIC TO THE COMMERCIAL CORE 


POLICY SPK-1: The Commercial Core area should be comprised of high density 
residential, resort and commercial uses. The focus should be on the 
provision of recreation facilities and visitor services since this is the 
area tourists identify as Pismo Beach. 


Program SPK-1: Resort and High Density Residential land uses shall be 
considered for designated areas shown on the Land Use Map. 


Program SPK-2: Existing single-family units in the downtown commercial 
area shall be allowed to remain as long as the owner wishes them to 
remain, and the City will retain current policies concerning residential 
non-conforming land uses in the Commercial Core. 


Program SPK-3: The City shall encourage landowners of vacant commercial 
Tots and store-fronts to develop, rent or lease the site so that they do 
not detract from the active businesses in the area. 


Program SPK-4: The City shall encourage visitor serving businesses in the 
Commercial Core area. 


Program SPK-5: The City should foster a cooperative effort between the 
City and the private business sector for the purpose of establishing a 
medium for the collection, analysis and distribution of information on 
resources and programs available to _ private business for their 
revitalization, enrichment and improvement. 


Proaram SPK-6: Future development of the area bordered by Main Street, 
natiiver Street, Stimson Avenue and the beach shall be tourist and visitor 
serving commercial uses. The commercial areas along Price Street should 
be general commercial uses as well as visitor serving uses. Motels should 
be permitted within these areas. 


Program SPK-7: Resort land use designations shall principally be used for 
hotels and motels, restaurants and shops, with secondary priority for 
year-round or seasonal units on sites which are either too small or. are 
too poorly located for motel use. 
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POLICY SPK-2: In conjunction with the Downtown Improvement Program, adequate 
parking facilities shall be provided in the Commercial Core for both 
existing and proposed residential and commercial uses and visitor serving 
uses. 


Program SPK-8: City leased State land at the end of Addie Street shall be 
converted to parking and existing year round mobile homes located on the 
property shall be relocated either to City-owned adjacent property or to 
the rear of the State-owned parking lot; seasonal use trailers shall be 
vacated within one year. Year-round residences shall be allowed to remain 
at the rear of the City owned parcel adjacent to the existing mobile home 
park or other suitable location for as long as they wish until trailers 
change ownership (either through sale or inheritance). 


Program SPK-9: The City should pursue all possible methods to lease or 
encourage property owners to use vacant land in the Pismo Creek and 
Commercial Core planning areas as day use and/or emergency overflow 
parking during holiday weekends. If purchase is required, State funds 
should be requested for purchase of appropriate parcels. 


Program SPK-10: The City and downtown business owners should cooperate to 
develop parking in unused portions of business lots to help meet existing 
commercial parking needs. 


Program SPK-11: A parking district should be formed to provide parking 
for commercial uses in the area. 


Program SPK-12: Publicly owned property on the corner of Dolliver and 
Main. Streets should be made available for purchase by the parking 


district, 


Program SPK-13: Where feasible, stub streets off Price Street shall be 
converted to public parking. 


POLICY SPK-3: In conjunction with the Downtown Improvement Program specific 
Sign programs shall be implemented in the Commercial Core. 


Program SPK-14: The City shall establish a "theme-consistent" sign design 
for all city-owned signs in the Downtown Core. 


POLICY SPK-4: The City will place emphasis on the improvement of the downtown 
core area. 


Program SPK-15: A Downtown Improvement Plan addressing the commercial 
areas in the Commercial Core will be developed. 


Program SPK-16: The City should explore possible funds and capital 


improvement programs for the implementation of the Downtown Improvement 
Plan. 


IV-142 


fan Gonese wie Why: eoeyise dase. ote ena? las wet Qe it ive if 
sey intawerde Latina (mined) 


* ab 
apse aye ‘nagar fonbecnt’ nt 


ase: . BE dovasshird aat mas a oi api Webronut 7 * 
Mie _ parverytall as? ne 3 ae be af (teat. 2 gett 


ar ve oy eA tee lah erepeey. be rortpnhesy bahodae ony 


2. ee UR) Ree Bes eT ee eS ee ee ot Ng ce Sc 

oo getgo aft an Ant olay ip ee Oth, DTN aos 4 ar 77d 

> rage , ? Le a alle wONnsl re WiieMie & {Tarte d-ading 

it gat a i“ wee ne > ‘oegl) garay } simgeaqe aL SANG TAY sAce One 

WJ scm TL ete Jone ty reo nie shee tl En)’ ta shit? a heyxeaev 

foe GPT si sD Oe 1 deSsonbos Tax te bared yet ef to yer Se"? ‘5 

OU, OER eon oe tate? f& 10 verte if Se iy. Bs =3ite i vO.9 760 

haere sadint veh plas spurts ems ts) Alar yerds Ayan TS 

he ot) oh thu ris. wou ' car te =#)” A” ee ey filed che na 

. i ott At. Cdl Grayee avy 2, Pele Wrenn Sole rs 

joe: “ORS Usiu Ved OS Eaear garne eT * ot eA) 

ile Lee 2). WM rer iw, vi ‘breaase eh Tod ent. ib ee Re 
itera’ Siar gn mage 19 SAFO ley sauna, =2 Tu 

mons Phyl See bee ‘Poel AUETNUGD On eH? gat 301 is: : , 9 

Shay ae Ss gai, orig 40. ghotiu6h beney at ye Lage 


i Ae a 


Shive — at Potro? ad hieots satayals peierag / at eying a ts a 
bee ONS @) Sey) [AP sers Ww 


sph t tril Sp Seteay, off tw ieee og \ Dame iat aes Sie anges h 
‘pit, yo sietoreg. ed) 0 iatiewe gua $0 Ganda glewiec nie! 


Ate 


erin at lng. 2) bees 


on. — 
A 
vs 


5 tape iptownaicy hb % hate ili age 


me vs an 6: marae 1 


fi rie ‘i 
- Bic ‘7 


"eiG) a ie 


: ae 


mttaer ¢-SESae aes 


General Plan/LCP 
Council Adopted 1/23/81 


Program SPK-17: The City shall request CAL TRANS landscape and instal] 
picnic benches at the intersection of U.S. Highway 101 and Price Street 
and State Highway l. 


Program SPK-18: The Downtown Improvement Plan shall include visitor- 
serving facilities for all economic segments of society. 


Program SPK-19: The City should explore programs for renovation, 
enhancement and maintenance of the Commercial Core Planning Area and the 
Pier. 


POLICY SPK-5: In conjunction with the Downtown Improvement Program, pedestrian 
and traffic improvements should be implemented and established as a 
priority consideration. 


Program SPK-20: Sidewalks, curbs, gutters should be improved and should 
include provisions for the handicapped. 


Program SPK-21: The Downtown Improvement Plan should include upgrading 
and other necessary improvement of the major streets downtown, in 
conjunction with undergrounding of utd | Wetes'. 


Program SPK-22: Pedestrian paths meandering through commercial 
development shall be encouraged particularly in visitor serving commercial 
areas. 


Program SPK-23; The City should request assistance form the State 
Department of Parks and Recreation for development of an additional 284 
parking spaces in the Commercial Core and Pismo Creek Planning Areas to 
meet the carrying capacity of the State Beach located within the Pismo 
Beach City limits. 


Program SPK-24: An effective street cleaning and maintenance schedule for 
the central business district and pier area should be established. 


Program SPK-25: A special study shall be made ofeeGypress 2Street® to 
determine the best traffic flow and necessary improvements. 


POLICY SPK-6: The Downtown Improvement Program shall incorporate a beach front 
plan designed to attract visitors to the pier area and promote visitor 
serving commercial areas along the beach front. 


Proqram SPK-26: The beachfront plan shall consider the option of a 
boardwalk along the beach, running from Pismo Creek to the Pier parking 
lots; the boardwalk shall be located above the high tide line and shall be 
accessible year round. It need not be totally wood as long as the 
identity as a boardwalk is maintained. Plazas may be incorporated into 
the boardwalk design. 
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Program SPK-27: A boardwalk crossing private property should be 
incorporated into the design of any new structure along the beachfront. 
This shall be a public easement. 


Proaram SPK-28: The City should explore the possibilities of establishing 
plazas along the beachfront at the end of Stimson Street, Pomeroy Street, 
and other appropriate locations on the beachfront. 


Program SPK-29: A boardwalk should interconnect with Pismo Creek Trail. 
Program SPK-30: The City should recommend to a State agency that the 
property adjacent to Pismo Creek mouth and those portions of properties 
located within the creek channel be acquired for recreational use. 


Program SPK-31: Areas designated to accommodate art fairs, music areas, 
festivals, etc., should be considered in the planning for the beachfront. 


POLICY SPK-7: Development shall consider special environmental conditions 


defined in the area. 


Program SPK-32: A geology report shall be required for any new 
development along the bluff areas in the northern section of the planning 


area to ensure that adequate bluff setbacks are provided. Any development 
along the bluffs north of Wadsworth Avenue shall be set back a minimum of 
25 feet from the top of the bluff. 


Program SPK-33: An archaeological reconnaissance may be required prior to 
any development in this planning area. 


Program SPK-34: Appropriate erosion control measures should be 
implemented for construction along the bluff tops or along the creek; 
development designs must contain appropriate erosion control measures 
which specify methods for maintenance. 


Program SPK-35: Development in the flood plain shall not be permitted 
unless shown to be totally protected without damage to surrounding 
properties. Any permitted development shall be a minimum of 1 foot above 
the project flood level. 


Program SPK-36: No development shall be allowed in the Pismo Creek 
waterway. 


PISMO CREEK PLANNING AREA L 


SUMMARY 


The area consists of a year-round mobile home park, three recreational vehicle 
parks, the State Department of Parks and Recreation North Beach Campground and 
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recreational commercial business. There is one vacant parcel adjacent to Pismo 
Creek which is designated for motel development. The Pismo Creek area contains 
the sensitive wetlands habitat at the mouth of Pismo Creek, riparian vegetation 
along both sides of the creek. The coastal sand dunes along the beach front by 
the Pismo Creek Planning Area is almost entirely devoted to recreation and 
visitor serving use. 


The major beach accesses are through the Pismo Coast Village Travel Trailer 
Park and the North Beach Campground. The accesses are open to general use but 
these are not marked. Both the trailer park and campground have constructed 
access ways over the sensitive dunes area in order to reduce unnecessary foot 
traffic over the delicate dunes vegetation. The public campground and the 
semi-private trailer parks have recreational facilities for use by guests only. 
The beach is opened for public recreational use but there are no restrooms, 
parking lots, fire rings or recreation equipment available for free public use. 


A day use area should be provided as_ part of the North Beach Campground 
consisting of parking (200 to 300 spaces), restroom facilities, picnic area and 
posted beach access running from the parking area and from State Highway L. 
This area is solely devoted to resort uses. All new development should be 
related to visitor serving recreation and resort uses because of the close 
proximity to the beach. The Eucalyptus grove along the south boundary and 
adjacent to the beach appears to be a good location for this facility. The 
access could run adjacent to Meadow Creek. Vehicular day use access to the 
parking area could be via a separate entrance at the south boundary of the 
campground entrance. Pismo Creek is discussed in detail in the Natural 
Resources section of this General Plan. The policies and programs for Pismo 
Creek apply to this planning area. 


LAND USE CONCEPTS 


Improvements to the area should be made by expanding parking lots for visitor 
access south of Meadow Creek and incorporating an access along the southern 
border of the State Parks and Recreation North Beach Campground. This will 
help to establish a more cohesive tourist-visitor area and provide better 
access to the beach to the general public. 


Meadow Creek, located in the southern portion of the planning area, should be 
left in its natural state since any disruption could impact the natural 
vegetation and wildlife of the creek and its surroundings (see Natural 
Resources Element--Butterfly Habitat discussion). The City and State should 
encourage the maintenance of the creek surroundings. 


POLICIES AND PROGRAMS SPECIFIC TO PISMO CREEK 


POLICY SPL-1: Land uses in the area shall remain oriented to visitor serving 
uses. 
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POLICY SPL-2: The Creek areas should be preserved in their natural state with 
Special attention given to preserving scenic, recreational and education 
resources. 


Program SPL-1: The City should protect and enhance the riparian woodland 
along Pismo Creek for the purpose of improving the scenic quality as well 
as preserving ecological value. 


Program SPL-2: The Butterfly Habitat shall not be altered or removed in 
any way except when they pose a serious threat to life and property. Any 
form of development adjacent to the critical area of the Butterfly Habitat 
shall have a minimum setback of 50 feet from the eucalyptus tree canopy. 


Program SPL-3: The City should request the State to conduct an 
archaeological reconnaissance of this area. 


POLICY SPL-3: Access and recreation facilities should be provided consistent 
with environmental constraints of the area. 


Program SPL-4: The City should contact the State Department of Parks and 
Recreation and request that the General Development Plan for Pismo State 
Beach be amended to include both a day-use facility and parking areas in 
the vacant portions of the State Park, and a marked access trail from the 
parking area to the beach and from State Highway 1. 


Program SPL-5: The City should recommend to a State agency that the 
property adjacent to Pismo Creek mouth and those portions of properties 
located within the creek channel be acquired for recreational use. 


Program SPL-6: Benches, paved paths and signs should be provided for 
Pismo Creek trail and for North Beach Day-Use areas as soon as the access 
to these areas is established. 


POLICY SPL-4: The Pismo Creek Planning Area should become a greater visual 
asset and tourist attraction. 


Program SPL-7: The City should request the state in conjunction with 
current plans for the widening of State Highway 1 to include a coordinated 
landscaping plan for both sides of State Highway 1 (see Scenic Highways 
Element Policy). 


Program SPL-8: The City should request CalTrans to include curbs, 
gutters, and pedestrian and Bicycle pathways in conjunction with the plan 
to widen State Highway 1 (see Bicycle Plan). 


Program SPL-9: The City should request the Department of State Parks and 
Beaches to place appropriate signing and develop adequate visitor parking 
for the Monarch Butterfly Reserve at the southern entrance to the City on 
State Highway 1. 
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General Plan/LCP 
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M. PISMO MARSH PLANNING AREAS M AND M' 
SUMMARY 


The general location of these two planning areas: Planning Area M is the area 
of the State-owned Pismo Marsh which is located within the Coastal Zone. 
Planning Area M' is located outside the Coastal Zone. Both areas are located 
inland from the beach. Planning Area M' contains the Five Cities Shopping 
Center, freeway-oriented restaurants, a motel and several vacant parcels 
designated for commercial uses. Planning Area M in the Coastal Zone contains 
the Pismo Lake Ecological Preserve (Pismo Marsh), a medical center, a 
year-round mobile home park, vacant commercial property, a motel, and vacant 
parcels of land recently re-zoned to allow development of restaurants and 
motels. Almost all of these vacant parcels are immediately adjacent to the 
Pismo Marsh area. 


Access to the State Ecological Preserve (Pismo Marsh) is limited to nature 
study and use by the neighboring residents of the residential areas in Grover 
City. The potential for future use is limited due to lack of parking along 4th 
Street and by environmental factors. The Natural Resources section of the 
General Plan contains a discussion of the marsh habitat, and policies and 
programs specifically related to the marsh. These should be referenced. 


LAND USE CONCEPTS 


The Pismo Marsh is a wetlands habitat and shall remain as such. Any 
development that takes place near the marsh should be done with consideration 
for the protection of Pismo Marsh. Grading should be discouraged during the 
rainy season in the drainage area. Resort land uses in this area should relate 
to low and moderate cost usage and be designed so that protection of the marsh 
is achieved. Visual access points and viewpoints should be provided through 
the resort commercial design. Commercial uses in this area should be oriented 
towards residential-commercial shopping uses. Caution should be taken in the 
northern portion of the planning area jin terms of design and placement of the 
uses so that sedimentation into the marsh is not increased. Care should be 
taken when designing the commercial uses so that the overall visual quality is 
pleasing. The commercial shopping area should be a planned commercial 
development. 


POLICIES AND PROGRAMS SPECIFIC TO THE PISMO MARSH PLANNING AREA 
POLICY SPM-1: Land uses in the Pismo Marsh Planning Area M shall be oriented 


to regional commercial and highway visitor serving uses with emphasis on 
protection of the marsh habitat. 


Program SPM-1: New development shall be limited to above the 15 m. (45 
#t) contour line north of Meadow Creek, unless development below the 15 m. 
contour line is approved by the State Department of Fish and Game (see 
also Program NR-9 in the Natural Resources Section of the General Plan). 
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General Plan/LCP 
Council Adopted 1/23/81 


Program SPM-2: The Department of Fish and Game, in coordination with 
Pismo Beach and the City of Grover City, should continually monitor and 
identify environmental risks to the Pismo Lake Ecological Reserve, and if 
needed, recommend appropriate action to the cities. 


Program SPM-3: The establishment of viewpoints and parking by private 
developments and on public lands contiguous to the area in order to 
minimize public access to the marsh area shall be encouraged. 


POLICY SPM-2: Land uses in the Pismo Marsh Planning Area M' (outside the 
Coastal Zone) shall be oriented to commercial and professional uses 
directed toward provision of goods and services for residents of the Five 
Cities area. 


Program SPM-4: The designs of the buildings and building layout shall be 
such. that the view from the freeway will be visually pleasing. 
Landscaping, consistency in building materials and architecture, and use 
of common sign styles per development will be required. 


Program SPM-5: Commercial uses shall be oriented to pedestrian and public 
transit use as well as to use by private automobile. Bike and pedestrian 
paths shall be provided in such a manner that interference with automobile 
traffic can be minimized. 


Program SPM-6: The existing circulation patterns of Five Cities Drive 
shall be improved. 


POLICY SPM-3: Development in both planning areas shall consider special 
environmental conditions defined in the area. 


Program SPM-7: A drainage plan shall be required for any new development 
along the marsh to ensure that adequate protection to the marsh from 
runoff and sedimentation is provided; development designs must contain 
appropriate erosion control measures which specify methods’ for 
maintenance. 


Program SPM-8: An archaeological reconnaissance shall be required as part 
of any development project in this planning area. 


POLICY SPM-4: The existing mobile home park should not be terminated since it 
provides viable lower cost housing. 


Program SPM-9: The City shall retain the Ordinance to protect this mobile 
home park use. 
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General Plan/LCP 
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N. OAK PARK HEIGHTS PLANNING AREAS N AND N' 
SUMMARY 


Planning Areas N and N' comprise the large undeveloped lands located in the 
southeast portion of the City. Planning Area N is the 5 acre portion which is 
located within the Coastal Zone. Some of this area is undevelopable under 
present City ordinance because it is over 30 percent slope. The remainder is 
proposed for development of motel, commercial and housing as part of approved 
master plans for the planning area. Planning Area N' comprises approximately 
475 acres which have been master-planned for development into residential use, 
recreation, limited neighborhood commercial development and a motel. 


The current enjoyment of the site is viewshed enjoyment which is a form of 
passive recreational use. A four-acre parcel has been set aside adjacent to 
the Price Adobe (county property) for development of a historical park in the 
western third of the property. The area will include extensive open space. 
The remaining third will be residentially oriented with larger commercial and 
resort commercial uses. All area will contain private recreational facilities 
to serve residents. 


LAND USE CONCEPTS 


Oak Park Heights is the City's major undeveloped area. It is an area which 
will contain a large portion of the future development ofatheuCityareThedfirst — 
two-thirds have been partially master planned, and the remaining third is to be 
developed pursuant to a Specific Plan developed for the area. Development in 
the Oak Park Heights areas should remain as planned unit development with areas 
designated for housing, open space, and recreational use, with commercial 
office and resort commercial uses along Oak Park Road and the freeway access 
points. 


An area also should be considered for modular or mobile home development and/or 
subdivision. 


This planning area has lower priority for development in terms of a provision 
of water and sewage treatment facilities. Infill areas have priority for 
limited services. 


The Price Adobe area, about 13 acres, should be considered for future 
annexation aS open space. 


The area has many panoramic views and is highly visible from U.S. Highway 101. 
The area should be developed to place view areas in the development where the 
most people can enjoy them (such as buffer areas, common open space, etc.) and 
to enhance the view of the development from U.S. Highway LOd% 


POLICIES AND PROGRAMS SPECIFIC TO OAK PARK HEIGHTS PLANNING AREA 
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POLICY SPN-1: This area is appropriate for development on a carefully 
controlled and phased basis. 


POLICY SPN-2: The first two-thirds of the Oak Park Heights area will be 
developed as a total Planned Development with single family residential, 
cluster housing, multi-family residential, commercial, industrial, motel, 
park and recreational uses while retaining the steeper slopes and oak 
woodland areas aS permanent open space. The remaining third of the 
Planning Area will be developed under a specific plan pursuant to the same 
land use concepts described herein. 


Program SPN-1: Single family or low density land uses will be permitted 
in certain portions of Oak Park Heights. 


Program SPN-2: Development shall occur in increments for the entire area 
so that City service systems will not be overtaxed and that the growth 
rate is not exceeded. 


Program SPN-3: Height limits should also be established for the Oak Park 
Heights area in order to preserve views from the area to the ocean and the 
views of the area from the freeway. In addition, an overlay zone should 
be established requiring architectural review of any units built under the 
R-1 designation. 


Proaram SPN-4: Limited medium density residential land uses are added to 
the Oak Park Heights area to permit innovative approaches to planned 
cluster housing. The ranges of density will be restricted to a smaller 
spread than under the standard designation. For example, in order to 
limit housing to a specific number, a high range of six units per acre 
will be established for a particular location. The designation in this 
case would be Medium Density Residential (4 to 6 units per acre). 


Program SPN-5: In order to permit a full range of housing types in Oak 
Park Heights, a limited high-density category is added to the land use 
plan for this area. A specific range of 10 to 24 units per acre is 
allocated. In this way, the total number of units is limited to an 
absolute maximum of 1060 units for the western two-thirds of the area. 


Program SPN-6: The eastern third (property) of the Oak Park Heights 
PTanning Area shall be limited to a density of 304 residential units. The 
specific plan for the property shall establish maximum unit counts for 
each residential land use category approved in any land use amendment 
request. 


Program SPN-7: The City may provide incentives for the private 
development of low and moderate cost housing particularly for the elderly 
in this planning area. . 


Program SPN-8: Industrial uses shall be highly selective and be of such a 
use that no major drainage, wastewater, solid waste or air pollutant 
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sources are emitted in conjunction with the industrial use. Industrial 
uses shall incorporate landscaping and exterior treatments which blend in 
with the surrounding area and are visually attractive from major 
viewpoints. 


Program SPN-9: Special consideration must be made to ensure that 
development will not increase current soil erosion or create contamination 
of Pismo Marsh. Energy conservation methods such as site planning and 
solar collection, either passive or active systems, should also be 
encouraged. 


Program SPN-10: The Price Canyon Adobe area should be acquired by or 
dedicated to a public agency for use as a natural park and local museum. 
A specific plan should be prepared for the creek area and adobe including 
trails and public facilities. A golf course may be located jn the central 
area of Oak Park Heights. In addition, areas designated to be private 
open space shall be maintained by the future owners. Non-sensitive and 
non-hazard areas so designated may be developed for open recreational 
purposes. 


Program SPN-11: A connection of Price Street to James Way shall be 
incorporated into the master plan of the area. This shall be a major 
arterial for the entire planning area. 


Program SPN-12: Highland Drive shall be extended, when needed, to connect 
with Price Canyon Road at the eastern City limits. 


POLICY SPN-3: The “Urban Reserve" designation is being given to the small 


portions in the western two-thirds of the planning area. Further study is 
necessary for these areas prior to establishing an ultimate land use 
designation. 


Program SPN-13: The following land use concepts shall be utilized when 
developing a specific plan for the eastern third of the planning area: 


a. Uses in the vicinity of U.S. Highway 101 and Oak Park Road shall 
include a Shopping Center with a major anchor tenant, resort 
commercial, commercial and professional office space; 


b. Mixed residential uses including provision for moderate income 
housing and modular units; 


c. Public and private recreation uses; 
d. Green belts incorporating pedestrian trails and bike paths; 
e. Extensions of Price Street to James Way in Arroyo Grande; 


¢. A minimum one (1) acre fire station site on Price Street; 
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g. A buffer between the Christian Academy (County jurisdiction) and any 
residential development; 


h. Mechanisms for "cost recovery" of any utility or road extensions on 
property other than the eastern third of the Planning Area; and 


i. Open Space to be maintained by the development residents (homeowners ' 
association). 


Proaram SPN-14: Any specific plan prepared for the eastern third 
(property) of the Oak Park Heights Planning Area shall include phasing 
schedules for development, as well as utility improvements. A financing 
program shall also be incorporated in the specific plan. 


Program SPN-15: Any substantial phase allocations to the eastern third 
(property) of Oak Park Heights Planning Area shall be predicated on sewage 
treatment plant expansions. 


Program SPN-16: Prior to approval of any Conditional Use Permit or 
Tentative Tract Map for the eastern third (property) of the Oak Park 
Heights Planning Area, the property owners should submit copies of 
recorded easement for County water tank site to service the property and 
planning area. 


POLICY SPN-4: Development shall consider special environmental conditions 


defined in the area. 


Program SPN-17: A grading and drainage report shall be required for any 
new development to ensure that adequate control measures are taken to 
protect downslope parcels. 


Program SPN-18: Provisions for the protection of native oak trees shall 
be incorporated into the specific plan for the eastern third (property) of 
the Oak Park Heights Planning Area. 


Program SPN-19: An archaeological reconnaissance shall be required prior 
to any development project in this planning area. 


Program SPN-20: For the eastern third (property) of the Oak Park Heights 
Planning Area, a test phase evaluation of archaeological site CA-SLO-1054 


shall be performed to refine and delineate site boundaries and the 
significance of the site. This evaluation should be incorporated into the 
Specific Plan for the property so that any mitigation measures may be 
incorporated directly into the plan. An OS-2 Overlay Zone designation 
should also be included over the property so as to permit the use of open 
space over the archaeological site as suggested by the test phase 
evaluation. 
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Program SPN-21: An acoustical evaluation of the proposed development plan 
on the easter third (property) of the Oak Park Heights Planning area shall 
be included in the specific plan for the area. This evaluation shal] 
include an analysis of the noise impacts and mitigation measures 
associated with the specific plan proposal. . 


Program SPN-22: An aesthetic evaluation of the proposed development of 
the eastern third (property) of the Oak Park Heights Planning Area shall 
be incorporated in any specific plan for this area. 


~ Program SPN-23: Solar orientation of residential lots should be 
considered in the specific plan for the eastern third (property) of the 
Oak Park Heights Planning Area. 


Program SPN-24: This area should be permitted to develop only at a rate 
for which City services can be adequately provided. 


POLICY SPN-5: Lands adjacent to Price Canyon Adobe shall be acquired by or 
dedicated to the City or other public agency as development occurs for use 
as a museum and natural park. This park shall be integrated with the 
proposed creekside plan. 


Program SPN-25: The Price Canyon Adobe area, when acquired by or 
dedicated to a public agency, should be set aside as a natural park and 
local museum because of its historical, cultural, educational, ecological, 
scenic and open space values. 


POLICY SPN-6: Sites for schools, fire stations or other facilities which are 
deemed necessary by the City shall be required as a condition of 
development. 


Program SPN-27: Consideration relative to the fire fighting capacities 
shat] be included in any specific plan for the eastern third (property) of 
the Oak Park Heights Planning Area with special analysis given to the 


complete extension of Price Street through the Planning Area and its 
impact on the provision of fire services in this area. 


Program SPN-28: Any specific plan prepared for the eastern third 
(property) of the Oak Park Heights Planning Area shall include provisions 
for a neighborhood park and a Class I bicycle path along the extension of 
Price Street. 


0. INDUSTRIAL DISTRICT--PLANNING AREAS 0 and 0! 
SUMMARY 


The Industrial District planning areas are located east of the downtown 
commercial core. Area 0 is within the Coastal Zone and consists of the City 
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owned Little League ball field and the majority of the City's sewage treatment 
plant. Area 0' is outside the Coastal Zone and consists of the remainder of 
the sewage treatment plant, the P. G. & E. transport and storage facility and 
vacant property. The SPRR tracks and Pismo Creek run through the planning 
area. Much of this area is subject to flooding. 


The Little League fields are under-utilized due to poor access. The proposal 
to extend Price Street may greatly improve access to this park, with park uses 
being expanded to include a wide range of recreational activities. 


The Pismo Creek is a recreational resource which is not being utilized. A 
trail system along the length of the creek, linking the Price Adobe Historical 
Park and the beach has been proposed. 


LAND USE CONCEPTS 


This is the principal industrial district in the City. Further development in 
this area should be limited to light industrial uses. Railroad spurs currently 
exist and may be utilized. Industrial development should be attractively 
designed since the area is so highly visible from residential areas and from 
U.S. Highway 101. 


POLICIES AND PROGRAMS SPECIFIC TO THE INDUSTRIAL DISTRICT 


POLICY SPO-1: The area should be developed for light industry and active 
recreation. 


POLICY SPO-2: The City should encourage the improvement of the visual 
potential of this area. 


Program SPO-1: The landscaping of the Pismo Beach Ball Park and the 
Sewage treatment plant should be upgraded. 


Program SPO-2: The City, in its approval process, should minimize adverse 
Visual impact of future industrial development by appropriate design and 
landscaping. 


POLICY SPO-3: Access and recreation facilities should be provided consistent 
with adjacent planning area uses. 


Program SPO-3: The Price Adobe Park area within the City limits should be 
extended to include the SPRR property adjacent to Pismo Creek. The City 
should request that SPRR dedicate this small parcel to the City for Park 
use. 


Program SPO0-4: The City should develop a creek trail plan and pursue 
funds for acquisition and improvement of a creek trail along Pismo Creek. 


Program SPO-5: The proposed re-design of the freeway undercrossing in the 
area of Pismo Creek should include provisions for a pedestrian path 
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adjacent to the creek which is accessible during the dry months of the 
year. Bike trails and sidewalks should be provided along the re-aligned 
Price Street; this will allow for year round access to the creek trail. 


POLICY SPO-4: Development shall consider special environmental conditions 


defined in the area. 


Program SPO-6: An archaeological reconnaissance shall be required as a 
part of any development project in this planning area. 


Program SPO-7: Appropriate erosion control measures should be implemented 
for any construction along the creek banks; development designs must 
contain appropriate erosion control measures which specify methods for 
attra gel (See also the policies and programs specific to Pismo 
Creek. 


Proaram SPO-8: Areas immediately adjacent to Pismo Creek and subject to 
flooding shall be retained in open space. Development in the floodplain 
shall not be permitted unless shown to be totally protected without damage 
to surrounding properties or habitats. Any permitted development shall be 
a minimum of one (1) feet above the Project Flood Level. (See also the 
policies and programs specific to Pismo Creek. ) 


P. PISMO HEIGHTS PLANNING AREAS P AND P!' 
SUMMARY 


The Pismo Heights Planning area is bisected by the Coastal Zone; Area Palis 
located west of Taft Street and within the Coastal Zone; and Area P' is located 
east of Taft Street and is outside the Coastal Zone. The planning area is an 
almost completely developed residential neighborhood. 


An existing park (Boosinger Park) is located in the Pismo Heights area and 
provides for neighborhood recreational uses. The park is easily accessible to 
the public. 


A known and significant archaeological site is located on the Lucia Mar 
District Property adjacent to Judkins Junior High School. The site should be 
registered as a State and/or Federal Landmark. 


LAND USE CONCEPTS 


Pismo Heights is a substantially developed residential area. Low density 
single family residential use should be retained on the Heights. Medium 
density residential areas should be encouraged at the base of the heights. Any 
development considered in this area outside the City limits should be 
coordinated between the County and City because of its possible effect on the 
City. 
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Areas over 30 percent slope should remain in open space (20% slope in Coastal 
Zone) unless already subdivided. Boosinger Park should be expanded to include 
rock outcrops as vista points. Areas adjacent to Pismo Heights which are in 
the County should be encouraged to remain in open space. 


POLICIES AND PROGRAMS SPECIFIC TO PISMO HEIGHTS PLANNING AREA 


POLICY SPP-1: The Pismo Heights area generally north and east of Bay Street 
sha remain as low-density single family residential use. The area 
bordered by Wadsworth, Bello and Bay Streets shall be designated for 
medium density residential uses. High density residential uses should be 
designated in the areas between U.S. Highway 101 and Bello Street, with 
the exception of the property adjacent to Pismo Creek south of Ocean View 
Avenue which shall be designated medium density residential. Existing 
public uses shall be retained. 


Program SPP-1: Moderate cost residential development shall be encouraged 
in areas designated for medium and high density residential use through 
provisions established in the Housing Element of this General Plan. 


POLICY SPP-2: The visual quality and recreational enjoyment of the rock 
out-crops at Boosinger Park should be preserved. 


Program SPP-2: The City shall develop procedures of architectural review 
to assure that future construction of homes be designed to harmonize and 
enhance visual quality while minimizing alterations to the rock outcrops 
at Boosinger Park. 


Program SPP-3: A pathway should be built from the park to a vista point 
on the rock outcrops. 


Program SPP-4: The City should seek funding to purchase lots 20 and K, Zi 
and L, and 56 of Block 6 of Pismo Heights No. 1, and upon acquisition of 
the lots, the unimproved portion of Hanford Street should be abandoned for 
the full length of the park. 


Program SPP-5: The City should establish guidelines for architectural 
review of the appearance of support structures allowable for homes jutting 
over steep slopes within the planning area. 


POLICY SPP-3: The significant archaeological site adjacent to Judkins Junior 
High School shall be protected. 


Program SPP-6: The City should request the State or Federal Government to 
acquire the archaeological site on the Lucia Mar School District property. 


POLICY SPP-4: Development shall consider special environmental conditions 
defined in the area. 
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Program SPP-7: An archaeological reconnaissance shall be required as a 
part of any development project in unsubdivided areas. 


Program SPP-8: Appropriate erosion control measures should be implemented 
during any construction; development designs must contain appropriate 
erosion control measures which specify methods for maintenance are 
required. 


Program SPP-9: Areas over 30 percent slope shall remain in open space 
unless already subdivided. 


Program SPP-10: All. development on unsubdivided parcels within the 
Coastal. Zone portion of the Pismo Heights Planning Area, including 
grading, shall be limited to slopes with gradients of 20 percent or less. 


Q. FREEWAY FOOTHILLS PLANNING AREA Q 
SUMMARY 


The Freeway Foothills Planning Area comprises the portions of the City Planning 
Area located adjacent to, and east of U.S. Highway 101 from the Highway to the 
ridgeline. Most of the property is undeveloped. A restaurant and a few 
scattered single family residences are located in this area. 


This area is highly visible from U.S. Highway 101. The foothills provide an 
jmportant visual and open space backdrop for the entire northern third of the 
City. Travelling north on the freeway, the hills become visible at the City 
limits. The planning area itself has spectacular ocean views. 


Drainage and erosion are potential problems affecting both the east and west 
sides of the freeway and must be addressed in any development. There is some 
archaeological evidence in the southern portion near the existing restaurant. 
Noise and air pollution from the freeway could be a problem and development 
should consider these factors. 


The planning area is segregated from the other City areas by U.S. Highway 101. 
Only two accesses exist which connect to Mattie Road from Shell Beach 
Road/Palisades Drive and Price Street. These accesses are via freeway 
underpasses. Pedestrian crossing of U.S. Highway 101 in the area should be 
considered. A series of parcels in County jurisdiction are located in the 
middle of the planning area. These parcels are within the City Urban Reserve 
Line and eventually will be annexed to the City when public facilities are 
available. Since it is in the Coastal Zone, land use concepts can be discussed 
for future reference. 
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LAND USE CONCEPTS 


The Freeway Foothills will be a future development area in the City. The 
development of this area is based on the availability of City services, and 
like the Oak Park Heights Area, has lower priority for development than infill 
areas. Residential uses and limited commercial uses should be considered for 
this area. Cluster housing concepts and use of open space are important in 
order to reduce the visual impacts of development. Housing should be clustered 
at the base of the hills, below the 30 percent slope. Master plans for the 
individually owned parcels should be required; the plans should be 
individualized but compatible with one another. Concepts which reduce the 
appearance of linear development are encouraged. Recreation facilities should 
be provided both in the developable and undevelopable areas. Limiting grazing 
use is recommended for the areas above the 200 ft. contour some area could be 
used for natural recreation use, trails, etc. 


POLICIES AND PROGRAMS SPECIFIC TO THE FREEWAY FOOTHILLS PLANNING AREA 


POLICY SPQ-1: The Freeway Foothills Planning area shall be designated a 
Limited Medium Density Residential (up to 8 du/ac) and limited commercial, 
planned development with considerations given to preservation of scenic 
resources and open space. The Planning Area shall be developed under a 
maximum of three (3) Specific Plans, one each for the three geographically 
separate sub-areas within the Freeway Foothills Planning Area. 


Program SPQ-1: The Planning Area shall be zoned Planned Residential 
Development. Development shall be clustered at the base of the foothills 
with ample provision for open space and corridor views of the foothills 
from U.S. Highway 101. 


Program SPQ-2: Development in this planning area shall be designed to 
minimize the impacts on views to the foothills from public view areas 
(including U.S. Highway 101, lateral beach accessways and public beaches) 
and the visual intrusion of the development into the adjacent U.S. Highway 
101 coastal travel corridor. Specifically, the size, location and massing 
of structures shall not obscure the scenic backdrop provided by the 
foothills to visitors, passing motorists, and residents or detract from 
the ocean vista and coastal landforms. To accomplish these design 
objectives, the following development standards shall be incorporated into 
the specific plans: 


1. All development shall be on or into existing grades. 

92. Residential units shall be clustered and located off the top of 
ridges, knolls or hummocks a sufficient distance to retain the 
silhouette profile of the topographic feature. 


3. A minimum of 60 percent of the planning area shall be retained in 
open space. 
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4. No principle structures (such as a recreation building) shall be 
placed closer than 50 feet to the right of way of Mattie Road. 


on Heights of all structures shall be limited to three (3) levels and 
not exceed 25 feet in height above existing grade, with substantial 
setbacks of floors to reduce the appearance of bulk. 


6. Development may be permitted on slopes with gradients up to 30 
percent; however, in no case shall development be permitted above a 
footprint elevation of 200 feet above mean high tide. Density may be 
calculated on lands up to the 250 foot contour, but in no case on 
lands with slopes greater than 30 percent. 


7. Transfer of density may be permitted in this planning area to retain 
areas of open space. 


Program SPQ-3: Limited commercial use oriented toward visitor and 
neighborhood use shall be located adjacent to the existing restaurant. 


Program SPQ-4: All development in the Freeway Foothills Planning Area 
shail be under Specific Plans. If individual master plans are developed 
for each major parcel of a specific plan, the plans shall be reviewed in 
conjunction with one another to determine if design and layout is 
compatible and that the master plan is consistent with the specific plan. 
The master plan shall include clustering of units, open space areas, view 
corridors, private and public recreational areas and a compatible system 
of roads, bikepaths and pedestrian paths. 


Program SPQ-5: A density bonus may be provided to encourage maximum 
provision for open space areas. 


Program SPQ-6: Limited motel uses may also be considered when they are 
shown to be compatible with adjacent residential uses. 


Program SPQ-7: The City shall recommend to the County, as its prerogative 
to exercise review of land uses within the Sphere of Influence, that the 
County should retain County areas in agricultural, grazing use, and that 
no development shall occur above the 200 foot contour. 


POLICY SPQ-2: Development should consider the special environmental conditions 
defined in the area. 


Program SPQ-8: Prior to development of this area, detailed analysis 
should be undertaken to determine surface water runoff and erosion 
potential and its effects on the area located west of the freeway. 


Program SPQ-9: The developers in this planning area shall be required to 
provide necessary structures to carry surface water runoff from their 
property without impacting adjacent property. or development between the 
freeway and the ocean. 
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Program _SPQ-10: Appropriate erosion control measures should be 
implemented for construction of any project in this planning area; project 
designs should contain appropriate erosion control measures and specify 
methods of maintenance. 


Program SPQ-11: An archaeological reconnaissance shall be required prior 
to any development project in this planning area. 


Program SPQ-12: Development shall provide mitigations to reduce excessive 
noise levels within the development where necessary. 


Program SPQ-13: Oak trees shall be protected to the extent feasible. 


Program SPQ-14: Natural vegetation and fire retardant vegetation at the 
base of the hills shall be incorporated into landscape plans. Exposed cut 
and fill slopes shall be revegetated as soon as possible. 


POLICY SPQ-3: Both public and private recreational facilities should be 
provided. 


Program SPQ-15: A public recreation facility shall be provided within the 
planning area. This facility shall. contain both active and passive 
recreational uses. 


Program SPQ-16: A hiking trail shall be provided in the canyon south of 
the Spyglass interchange as part of any adjacent future development. 


Program SPQ-17: Private recreational facilities in conjunction with 
homeowners associations are encouraged. 


Program SPQ-18: Passive open space areas shall be maintained by the 
future owners, and can have limited recreational use. 


POLICY SPQ-4: The City may consider annexation of the County parcels in the 


middle of the planning area between 1985 and 1990 if it is determined that 
services are available and adequate. 
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. IMPLEMENTATION 


THIS IMPLEMENTATION SECTION INCORPORATES VARIOUS TOOLS FOR CARRYING OUT 
THE OBJECTIVES OF THIS PLAN. THESE TOOLS ARE CONCERNED WITH ALIGNING 
ORDINANCES, ENVIRONMENTAL ANALYSES, AND SPECIFIC PLANS TO THE LOCAL 
COASTAL PROGRAM. 
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V. IMPLEMENTATION 


A. ADOPTION 


1. GENERAL PLAN ADOPTION 


Since the General Plan represents the City's official policy it must 
have full official standing. The General Plan-Local Coastal Plan has 
been the subject of extensive review by the Local Coastal Plan Citizens' 
Advisory Committee (LCPCAC) and in public hearings before the Planning 
Commission and City Council. The City Council adopted the General 
Plan-Local Coastal Plan on January 23, 1981. The Local Coastal Plan 
portion of the General Plan was certified by the California Coastal 
Commission on August 19, 1982. 


2. LOCAL COASTAL PLAN CERTIFICATION 


Fach of the 15 counties and 53 cities along the California coast is 
required by the Coastal Act to prepare a Local Coastal Program (LCP). 
The LCP consists’ or “av local government's land use plans, zoning 
ordinances, zoning district maps, and implementing actions which, when 
taken together, meet the requirements of, and implement the provisions 
and policies of (the Coastal Act) at the local level." (30108.6) The 
land use plan means coastal element, which are sufficiently detailed to 
indicate the kinds, location, and intensity of land uses, the applicable 
resource protection and development policies and, where necessary, 4a 
listing of implementing actions." (30108.5) The zoning ordinances and 
district maps are the legal tools for implementing the land use plan. 
The Coastal Act also requires each LCP to “contain a specific public 
access component to assure that maximum access to the coast and public 
recreation areas is provided." (30500(a)) In addition, the local land 
use plans are required to consider uses of more than local importance. 
(30501(c)) As noted in the LCP regulations (adopted by Coastal 
Commission on May 17, 1977), such uses generally include: (1) state and 
federal parks and recreation areas and other recreational facilities or 
regional or statewide significance; (2) military and national defense 
installations; (3) major energy facilities; (4) state and federal 
highways and other transportation facilities (e.g., railroads and 
airports) or public works facilities (e.g., water supply or sewer 
systems) serving larger-than-local needs; (5) general cargo ports and 
commercial fishing facilities; (6) state collects and universities; and 
(7) uses of larger-than-local importance, such as coastal agriculture, 
fisheries, wildlife habitats, or uses that maximize public access to the 
coast, such as accessways, visitor-serving developments, as general ly 
referenced in the findings, declarations, and policies of the California 
Coastal Act of 1976. 
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The land use plans (Phase II of the Planning process) and zoning (Phase 
Ill of the Planning process), after receiving local review and approval, 
was submitted to the Regional and State Coastal Commissions. The 
Commissions made the finding that the land use plan is consistent with 
the policies of Chapter 3 of the Act. The zoning and implementing 
ordinances are then reviewed to determine conformance with the approved 
land use plan. 


After certification of the land use plan and zoning components of the 
LCP, the review authority for new development within the coastal zone 
was returned to local government. The local government, in issuing 
coastal development permits after certification, must make the finding 
that the development is in conformity with the approved LCP. Any 
amendments to the LCP will have to be approved by the State Coastal 
Commission. 


After certification of the LCPs, the Regional Coastal Commissions were 
phased out. The State Coastal Commission will, however, continue to 
exercise permit jurisdiction over certain kinds of developments (Fe Oacs 
development in the State Tidelands), and will continue to hear appeals 
and review amendments to certified LCPs. Only certain kinds of 
developments can be appealed after a local government's LCP has been 
certified; these include: 


1. Developments approved by the local government between the sea 
and the first public road paralleling the sea.or within 300 
feet of the inland extent of any beach or of the mean high 
tide line of the sea where there is no beach, whichever is: the 
greater distance. 


2. Developments approved by the local government not included 
within paragraph (1) of this subdivision located on tidelands, 
submerged lands, public trust lands, within 100 feet of any 
wetland, estuary, stream or within 300 feet of the top of the 
seaward face of any coastal bluff. 


3. Developments approved by the local government not included 
within paragraph (1) or (2) of this subdivision located in a 
sensitive coastal resource area if the allegation on appeal is 
that the development is_ not in conformity with the 
jmplementing actions of the certified local coastal program. 


4. Any development approved by a coastal county that is not 
designated as the principal permitted use under the zoning 
ordinance or zoning district map approved pursuant to Chapter 
6 (commencing with Section 30500). 


5. Any development which constitutes a major public works project 
or a major energy facility. 


The State Commission jis also required to review periodically the 


progress of local governments in carrying out the Coastal Act. This 
review is to occur at least once every five years. 
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B. IMPLEMENTATION 


Once a local government has adopted its General Plan, it is necessary to 
put the plan into effect. Programs proposed within the framework of the 
plan itself aid in the stages of implementation that guide the 
development of the community. The General Plan is the official policy 
guide by which all development, public or private, should be gauged. 
This plan will serve as a constant frame of reference that will aid 
decision makers in reaching consistent, equitable decisions. 


This General Plan has been designed to project 15 years into the future. 
The policies and programs proposed in this plan should appropriately and 
effectively guide the development of Pismo Beach for this time period; 
however, the assumptions that were made in developing this plan may 
change as time moves on. Therefore, jt is recommended that this plan be 
reviewed annually to monitor the local trends. This will allow the City 
to evaluate the effectiveness of the original assumptions and their role 
within the framework of the plan, and it will also allow revisions to 
take place to keep the General Plan up-to-date. It is recommended that 
the plan, in its entirety, be comprehensively reviewed every five years 
to further ensure the overall effectiveness of the plan. 


1. RELATIONSHIP WITH ORDINANCES AND CODES 


The existing ordinances and codes of the City of Pismo Beach will be 
reviewed and revised to conform with this General Plan. 


2. ENVIRONMENTAL REPORT REQUIREMENTS 


The requirements for an environmental analysis of the General Plan are 
met by the Coastal Commission through its review processes. The State 
of California has ruled that the Local Coastal Plan itself will 
effectively serve to mitigate any environmental problems that may arise 
as a result of the adoption of the General Plan-local Coastal Plan. 


There are three areas relating to the Land Use designations of this 
General Plan that are changes outside of the Coastal Zone boundaries. 
These areas include: 


L. » Changing the five-acre industrial zone along Pismo Creek to an 
Open Space designation; 


2. Adding an area designated for recreation open space adjacent 
to the Oak Park Heights and Industrial Planning Areas within 
the City's Urban Services area; and 


3. Generally reducing residential category densities to conform 
with carrying capacities and environmental limitations. 


These changes will have a relatively minor impact on the City and reduce 


growth related impacts while aiding in the preservation of Pismo Beach's 
natural resources. 
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Areas outside the Coastal Zone and inside the City limits also will be 
affected by the revised density categories. Environmental Impact 
Reports have been prepared for the Oak Park Heights areas and have been 
certified by the City Council, and are incorporated by reference. The 
reductions of residential densities conform to the approved specific 
plans and will not constitute an environmental impact. The densities of 
this area will not be changed; rather the density categories have been 
modified but will not affect the estimated population established by the 
Environmental Impact Reports. 


3. SPECTRIC PLANS 


Various tools are available to local governments for implementing their 
General Plans. One of the most useful of these tools is the Specific 
Plan. Specific Plans include "all detailed regulations, conditions, 
programs, and proposed legislation which shall be necessary or 
convenient for the systematic implementation" of each of the nine 
required general plan elements. 


The Specific Plan is a more detailed, site-specific plan that is 
developed along the lines of the general plan, but relates more directly 
and specifically to a distinct area. Conditions pertaining to 
development are the substance of these plans and include design 
criteria, access and so on. 


Specific Plans are commonly prepared by Community Development 
Departments or by private developers prior to specific project 
submittals. Usually when a larger scale development is proposed, a 
Specific Plan aids in clarifying what is actually intended for the 
entire planning area as opposed to one specific parcel. The Plan, when 
prepared by developers, also provides a form of "insurance" to the City, 
such that what is approved in concept is what is realized at project 
completion. 


4, IMPLEMENTING PRINCIPLES 


The following principles are intended to establish a means by which the 
General Plan can be most effectively implemented. 


1. A Capital Improvement Program incorporating the policies and 
programs of the General Plan shall be written within one year of 
adoption of the General Plan. Furthermore, this improvement 
program will be continually updated for maximum efficiency. 


2. Present zoning and related development ordinances shall be reviewed 
and revised. Subsequent rezoning shall be undertaken wherever 
necessary to conform to the General Plan. 


3. A review and revision of subdivision rules and regulations shall be 
undertaken in order to insure conformance with the General Plan. 
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The City should take an active interest in development activities 
adjacent to the City limits and under jurisdiction of other 
governmental or state agencies. This could be facilitated by 
increasing the amount of inter-city communication in_ the 
Five-Cities area, as well as City/County collaboration. 


The City will encourage citizen participation in initiating and 
participating in community wide projects and improvement programs. 
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VI. GLOSSARY OF TERMS 


ACOUSTICS: The science that deals with the production, control, 
transmission, reception and the effects of sound. 


AEROBIC: Living, active or occurring only in the presence of oxygen. 


ACRE-FEET: An engineering term used to denote a volume one acre in area 
and one foot in depth. 


AFFORDABILITY: The ability of low and moderate income households to 
accommodate housing costs without having to pay a disproportionate share 
of their income. Those households occupying housing units whose housing 
costs are greater than 95-30%0f their gross income area considered to be 
"overpaying". 


AFFORDABLE RENT: Monthly housing costs, including rent, utilities 
(excluding telephone), and service charges which do not exceed 25% to 
30% of the monthly income of a person or family. 


ALQUIST-PRIOLO ACT: Allows the State Mines and Geology Board to develop 
policies and criteria concerning development proposed within special 
hazard zones; as defined by the State Geologist. 


AMBIENT: Surrounding, encompassing; for example, ambient noise is, the 
Surrounding noise such as wing through the trees and ocean waves. 


AMBIENT AIR QUALITY: Quality of the air, with respect to pollutants in 
the atmosphere, in any given area. 


ANAEROBIC: Living or active jn the absence of free oxygen. 


ANNUAL PLANT (ANNUALS): A plant that completes its life cycle and dies 
jn one year or less. 


ARCHAEOLOGY: The scientific study of material remains (as fossil 
relics, artifacts, monuments) of past human life and activities. 


ARCHITECTURAL REVIEW COMMITTEE: Comprised of architects, landscape 
architects, builders and a Planning Commission member. The ARC reviews 
project for design compatibility with the surrounding neighborhood and 
protection of amenities (i.e., Views, public spaces). The Architectural 
Review Committee can also offer direction to the applicant for improving 
a project. When there is no appointed ARC, the Planning Commission and 
Planning Staff shall perform the functions of the ARC. 


AVERAGE HOUSEHOLD SIZE: for a given area, the total household 
population divided by the total number of households. 


AVIAN: Pertaining to birds. 
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General Plan/LCP 
Council Adopted 1/23/81 
BENTHIC: Occurring at the bottom of the ocean. 
BERM: a ledge, shoulder or terrace. 
BIOCIDE: Pesticide 
BIOTIC: Of or relating to late. 


BLOWOUT: The uncontrolled discharge of gas, liquids or solids (or a 
mixture thereof) from a well. 


BRACKISH: Containing salt; briny. 

BUFFER LANDS: Land uses which protect public safety and provide 
sufficient distance and barriers between mining and incompatible land 
uses to lessen noise, dust, vibration, and visual blight from mining. 


BUILDABLE LAND: Land upon which development is allowed. 


BUILDOUT: The point when all vacant lots are developed to their fullest 
extent. 


CALIFORNIA COASTAL COMMISSION: Whenever the term California Coastal 
Jone Conservation Commission appears in any law, it means California 
Coastal Commission. 


CAPITAL IMPROVEMENT PROGRAM: A long range schedule of public projects 


Olan a Sh PS ee 
with their estimated costs over a period of five to ten years. 


CARBONACEOUS: Sedimentary deposits of which the chief constituent is 
carbon, derived from plant residues. 


CARRYING CAPACITY: The level of activity which may be tolerated by an 
area Without causing damage. 


CLASS 5: The level of protection provided by the fire department in a 
jurisdiction. Determined by the Insurance Service Office's Standard 
Grading Schedule. Cities are classified from one to ten with one being 
the most capable of coping with a fire and Class ten being a community 
without a fire department or fire flow requirements. 


CLAYSTONE: Very fine-grained sedimentary rock made from clay. 
CLUSTER DEVELOPMENT: A type of development that places buildings or 
units in groups or specific areas, leaving the remaining land area in 


open space, recreational open space or similar use. 


COASTAL COUNTY: A county or city and county which lies, in whole or in 
part, within the coastal zone. 


COASTAL-DEPENDENT DEVELOPMENT OR USE: Any development or use which 
requires a Site on, or adjacent to, the sea to be able to function. 
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General Plan/LCP 
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COASTAL DEVELOPMENT PERMIT: A permit for any development within the 
Coastal zone that is required pursuant to subdivision (a) of Section 
30600. 


COASTAL PLAN: The California Coastal Zone Conservation Plan prepared 
and adopted by the California Coastal Zone Conservation Commission and 
submitted to the Governor and the Legislature on December 1, 1975, 
pursuant to the California Coastal Zone Conservation Act of 1972. 


COASTAL ZONE: Extending outward to the state's outer limit of 
jurisdiction, including all offshore islands, and extending inland 
generally 1,000 yards from the mean high tide line of the sea. In 
significant coastal estuarine, habitat, and recreational areas it 
extends inland to the first major ridgeline paralleling the sea or five 
miles from the mean high tide line of the sea whichever is less, and in 
developed urban areas the zone generally extends inland less than 1,000 
yards. 


COLIFORM BACTERIA: Bacteria of the colon which is measured in sewage 
effluent. 


COMMISSION: The California Coastal Commission. Whenever the term 
California Coastal Zone Conservation Commission appears in any law, it 
means the California Coastal Commission. 


CONDEMNATION: To pronounce unfit for use. 
CONDUIT: A natural or artificial channel for the transport of water. 


CRITICAL FACILITIES: Facilities housing or serving many people or 
otherwise posing unusual hazards in case of damage from or malfunction 
during an earthquake, such as hospitals, fire, police, and emergency 
service facilities, utility "lifeline" facilities, such as water, 
electricity, and gas supply, sewage disposal, and communication and 
transportation facilities. 


CRITICAL ZONE: A sensitive area in which some quality or property may 
suffer from change. 


CUT: An excavation. The difference between a point on the original 
ground and a designated point of lower elevation on the final grade. 
Also, the material removed in excavation. 

dBA: A noise measurement, often referred to as decibels. 


DECIBEL: Numerical expression of the loudness of sound, based on a 
logarithmic scale. 


DECIDUOUS: Referring to trees and other plants which lose their leaves, 
generally during the winter. 


DEMOGRAPHIC: Statistical study of human populations. 
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DENSITY BONUS: The awarding of greater unit densities within an 
established land use density range in the form of more intensive use of 
the land in return for the provision of greater amenities such as, but 
not limited to, open space above minimum open space requirements and 
additional recreational facilities. Density bonuses above the specified 
ranges may be considered in return for the provision of low and moderate 
cost housing. 


DENSITY TRANSFER: A technique of retaining open space by transferring 
allowable density from one developable parcel or area to another 
developable parcel or area. 


DEVELOPMENT: On land, in or under water, the placement or erection of 
any solid material or structure; discharge or disposal of any dredged 
material or of any gaseous, liquid, solid, or thermal waste, grading, 
removing dredging, mining, or extraction of any materials; change in the 
density of intensity of use of land, including but not limited to, 
subdivision pursuant to the Subdivision Map Act and any other division 
of land except where the land division is brought about in connection 
with the purchase of such land by a public agency for public 
recreational use; change in the intensity of use of water, or of access 
thereto; construction, reconstruction, demolition, or alteration of the 
size of any structure, including any facility of any private, public, or 
municipal utility; and the removal or harvesting of major vegetation 
other than for agricultural purposes, kelp harvesting, and timber 
operations which are in accordance with a timber harvesting plan 
submitted pursuant to the provisions of the Z'berg-Nejedly Forest 
Practice Act of 1973. 


DIATOMITE: Variety of shale composed largely of the remains of diatoms 
(microscopic plants). Sedimentary. 


DNA: "Does not apply". 


DOLOMITE: Calcareous sedimentary rock consisting largely of the mineral 
dolomite. 


EASEMENT: Usually the right to use property owned by another for 
Specific purposes. A common form of easement is an access easement for 
purposes of pedestrian and/or vehicular circulation. 


ELDERLY: Persons 60 years or older. 


EMINENT DOMAIN: The right of a government to take private property for 
public use upon payment of just compensation to the owner. 


ENDANGERED: A species in danger of extinction. 


ENERGY FACILITY: Any public or_ private processing, producing, 
generating, storing, transmitting, or recovering facility ™.for 
electricity, natural gas, petroleum, coal, or other source of energy, 
excluding active and passive applications for residential and resort 
developments. 
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ENVIRONMENTALLY SENSITIVE AREA: Any area jn which plant or animal life 
or their habitats are either rare or especially valuable because of 
their special nature or role in an ecosystem and which could be easily 
disturbed or degraded by human activities and development. 


EROSION: The process by which soil and rock are detached and moved by 
running water, wind, ice and gravity. 


ESTUARY: The part of a river that is affected by tides. The region 
near a river mouth in which the fresh water of the river mixes with the 
salt water of the sea. 


FXHUMATION: The removal from a grave. 


FAULT: A fracture in the earth's crust forming a boundary between rock 
masses that have shifted. 


Active fault: A fault that has moved recently and which is likely 
to move again and poses a risk to structures. 

Potentially active fault: A fault which is judged to be capable of 
ground rupture or shaking and poses risk for structures. 

Inactive fault: A fault which shows no evidence of movement in 
recent geologic time and is judged to have no potential for 
movement in the relatively near future. 


FAUNAL: Pertaining to animals. 


FEASIBLE: Capable of being accomplished in a successful manner within a 
reasonable period of time, taking into account economic, environmental , 
social, and technological factors. 


FILL: A deposit of earth material placed by artificial means; any act 
by which earth, sand, gravel, rock, or any other material is placed, 
pushed, dumped, pulled, transported, or moved to a new location above 
the natural surface of the ground or on top of the stripped surface and 
shall include the conditions resulting therefrom. The difference in 
elevation between a point on the original ground and a designated point 
of higher elevation on the final grade. 


FIRE FLOW: The delivery rates and pressure of water that should be 
maintained to adequately halt and reverse the spread of fire. 


FISH LADDER: A structural device used by migrating fish (i.e., salmon, 
steelhead trout) enabling them to move up-stream to spawn. 


FLOOD PLAIN: A lowland or relatively flat area adjoining inland or 
coastal waters that is subject to flooding. 


FLOOD PLAIN, 100 YEAR: The area subject to flooding in a major storm 
which has the potential for occurring once during a 100 year period. 


FLOODWAY: A channel for passing floodwaters. 
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FLORAL: Pertaining to flowers. 
FLOWS: Movements of water, mud or other materials and objects. 


FRANCISCAN FORMATION: A geologic formation composed of sandstone, shale 
and other various materials, forming the base for all of the City of 
Pismo Beach. 


GEOMORPHOLOGY: That branch of both physiography and geology which deals 
with the form of the earth, the general configuration of Ttsesurtace, 
and the changes that take place in the evolution of landform. 


GOAL: The ultimate purpose of an effort stated in a way that is general 
in nature and immeasurable. Example: "To enhance the open space 
amenities of the community." 


GRADUATED PAYMENT MORTGAGES (GPM): A home mortgage based upon the 
concept that lower annual debt costs in the early years of the mortgage, 
which would increase over time, would make home ownership possible for 
more people. GPM's typically allow the buyer to make reduced annual 
payments over the first several years of the loan, gradually increasing 
to a level monthly payment in approximately the seventh year. 


GROIN: A shore protection structure build (usually perpendicular to the 
shoreline) to trap littoral drift or retard erosion of the shore. 


GROUNDWATER: Subsurface water in the zone of saturation. 

GROUNDWATER BASIN: Subsurface water reservoir. 

gpcd: Gallons per capita per day. 

GROUP QUARTERS: Housing for persons who are not members of households. 
The most common types of group quarter population consist of persons 
living in institutions, rooming houses, military barracks, college 
dormitories, fraternity or sorority houses, convents, missions and 
ships. 


HABITAT: The natural environment of a plant or animal. 


HANDICAPPED: Persons having a physical impairment or mental disorder 
which is expected to be of long-continued or indefinite duration. 


HECTARE (ha): Metric unit of measurement. Equals 2.47 square miles. 
HERTZ (hz): A unit of frequency equal to one cycle per second. 


HILLSIDE: The steeper part of a hill between its summit and the 
drainage line, valley flat or depression floor at the base of the hill. 


HOLDING CAPACITY: See storage capacity. 
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HOUSEHOLD: All persons occupying a housing unit. 


HOUSING AUTHORITY: An agency that is responsible for obtaining funding 
and administering it to resident's who require assistance in obtaining 
housing. 


HOUSING UNIT: The place of permanent or customary and usual abode of a 
person, persons, or family including a single family dwelling, a single 
unit in a two family dwelling, multi-family or multiple dwelling, a unit 
of a condominium or cooperative housing project, a non-housekeeping 
unit, a mobile home, or any other residential unit which either is 
considered to be real property under State law or cannot be moved 
without substantial damage or unreasonable cost. 


HYDROLOGIC: Relating to hydrology. 


HYDROLOGY: A science dealing with the properties, distribution and 
circulation of water on the earth's surface. 


IMPLEMENTING ACTIONS: The ordinances, regulations, or programs which 
implement either the provisions of the certified local coastal program. 


IMPLEMENTATION PROGRAM: A coordinated set of measures to carry out the 
policies of the general plan. Example: Open space action program for 
implementing open space policies. 


IMPERVIOUS: Materials which do not allow for the passage of water. 


INCOME: The sum of dollar amounts of money received as wages or salary 
income, net non-farm and farm self-employment income and all other 
income, including retirement pensions. 


INCOME CATEGORIES: 


Very Low Income Households: A household whose income does not 
exceed 50% of the median household income of the Standard 
Metropolitan Statistical Area (SMSA). 


Low Income Household: A household whose income does not exceed 80% 
of the median household income of the Standard Metropolitan 
Statistical Area (SMSA). 


Moderate Income Household: A household whose income does not 
exceed 120% of the median income of the Standard Metropolitan 
Statistical Area (SMSA). 


Median Income: The median is the middle value in an array of 
ungrouped data where the values are arranged in order of magnitude. 
Median income is that value which divides the income distribution 
into two equal parts. 


INCORPORATED TERRITORY: Land within the City limits. 
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INDICATOR SPECIES: Vegetation types which are characteristic of a 
certain biotic community. 


INFILL: Development of vacant areas within existing developed areas of 
the City. 


INFILTRATION RATE: The speed at which water enters the soil. 
INFRASONIC: Having a frequency range below the range of human hearing. 


IN-LIEU FEES: Cash payments required as a substitute for a dedication 
and/or improvement of land by an owner or developer. 


IN-MIGRATION: The movement of people from one country, place or 
Tocality to another (i.e., into Pismo Beach). 


INSULATING BARRIER: Walls, structures or landscaping primarily 
constructed to block noise. 


INUNDATION: The area which would be flooded. 

INTERNMENT: To be detained or confined. 

INTERSTITIAL: The small space or crevice between things. 

INTERTIDAL: The region between the extremes of high and low tide. 
KIOSK: A small light structure with one or more open sides. 

LANDSLIDE: A general term for the falling of a mass of soil or YOCKS. 
LAND USE PLAN: The relevant portions of a local government's general 
plan, or local coastal element which are sufficiently detailed to 
indicate the kinds, location, and intensity of land uses, the applicable 


resource protection and where necessary, 4 listing of implementing 
actions. 


Ldn: Day-night noise level, a function of average day-time and 
night-time noise levels (in decibels) with 10 decibels added to the 
night-time levels as a penalty for increased impact. 


LEACHING: A process in the soil in which water moving downward carries 
and removes the minerals. 


LEAST-COST HOUSING: The lowest cost home which may be constructed 
without federal aid. 


LITTORAL ZONE: An indefinite zone extending seaward from the shoreline 
to just beyond the wave breaking zone. 


LIQUEFACTION: A process by which water-saturated granular soils are 
transformed from a solid to a liquid state because of a sudden shock or 
strain. 
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LOCAL COASTAL ELEMENT: That portion of a general plan applicable to the 
coastal zone which may be prepared by local government pursuant to this 
division or such additional elements of the local government's general 
plan. 


LOCAL COASTAL PROGRAM: A local government's land use plans, zoning 
ordinances, zoning district maps, and implementing actions which, when 
taken together, meet the requirements of, and implement the provisions 
and policies of, the California Coastal Act of, 1976. 


LOCAL GOVERNMENT: Any chartered or general law city, chartered or 
general law county, or any city and county. 


LONGSHORE: Parallel to and near the shoreline. 


MANUFACTURED HOUSING: Constructed off-site typically in a factory, 
includes mobile homes, modular homes, component and unitized housing. 


a. Manufactured Housing or Manufactured Home: A home built in a 
factory t the specifications of the National Manufactured Housing 


Construction and Safety Standards Act of 1974, transported over the 
highways to a permanent occupancy site, and installed on the site. 


b. Factory Built Housing or Factory Built Home: A home built in a 
factory to the specifications of the California Factory Built 


Housing Code and transported over the highways to its permanent 
occupancy site, where it must be placed on a permanent foundation. 
Factory built homes are commonly known as "modular homes". 


MARSH: An area of soft, wet, or periodically inundated land, generally 
treeless and usually characterized by grasses and other low growth. 


MARSH, SALT: A marsh periodically flooded by salt water. 
METER (m): Metric unit of measurement equals 39.37 inches. 
mgd: million gallons per day. 


MITIGATION: The substantial reduction, but not necessarily elimination 
of an impact. 


MONTEREY FORMATION: A geologic formation consisting of cherty shale, 
dolomitic siltstone, and tuffaceous siltstone. 


MORPHOLOGY: The biologic study of the form and structure of organisms. 
MULTIPLE DWELLING UNITS: Duplexes, triplexes and fourplexes. 


MULTI-FAMILY UNITS: Projects or developments of five attached units or 
more. 
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MULTIPLE VALUE CONCEPT: The importance of a resource based on several 
reasons rather than one. For example, the protection of open space may 
be important on an aesthetic as well as recreational basis. 


NA: "No available information". 
NET-MIGRATION: The sum of in-migration and out-migration. 


NATURAL INCREASE: Population increase based strictly on births and 
deaths, excluding migration. 


NO FRILLS HOUSING: Housing that is smaller and does not contain some of 
the more costly amenities such as air conditioning, multiple bathrooms, 
larger garages, extra bedrooms or large lots. 


NOISE EMISSION STANDARDS: Regulations set by the Environmental 
Protection Agency governing maximum noise limits. 


OBISPO FORMATION: A geologic formation consisting of fine-to-coarse 
grained tuff. 


OPALINE: Resembling opal (a mineral). 


OPEN SPACE: That part of the countryside which has not been developed 
and which is desirable for preservation in its natural state for 
ecological, historical or recreational purposes, or in its cultivated 
state to preserve agricultural, forest or urban greenbelt areas. 


ORGANIC: Derived from living organisms. 


OUTFALL: Sewage, storm runoff, or cooling water discharged through a 
structure extending into a body of water. 


QUT-MIGRATION: The movement of people out of a specified area. 


OVERCROWDING: A condition when housing units provide insufficient 
Tiving space to meet the needs of a household. A housing unit is 
determined to be overcrowded when there are 1.01 or more persons per 
room. 


OVERDRAFT: An amount of groundwater extraction in excess of water 
recharge. 


OVERLAY ZONE: Establishes development standards in areas of special 
concern. (i.e., fault zones, historic districts, flood plains, and 
hillsides) over and above the standards applicable to basic land uses 
(i.e., commercial, residential, industrial). 


OWNER-OCCUPIED HOUSING UNIT: A housing unit is owner-occupied if the 


census questionnaire respondent living in the unit reported that it was 
"owned or being bought" by someone in the household. 
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PACIFIC FLYWAY: The routes used by migratory birds along the Pacific 
Coast. 


PALEONTOLOGY: A science dealing with the life of past geological 
periods as known from fossil remains. 


PASO ROBLES FORMATION: Loosely consolidated gravel and well-rounded 
cobbles of Monterey chert or Franciscian lithologies. 


PELAGIC: Living in open ocean. 


PERCENTAGE SLOPE: A calculation derived from measuring the change in 
elevation on a site. Percentage slope equals the amount of elevation 
rise or fall, divided by the distance of land used to measure the change 
in elevation. For example: 


4 foot elevation change _ 4 i 
100 foot lot length 100 4% slope 


PERMEABILITY: Capacity for transmitting a fluid. It is measured by the 
rate at which a fluid of standard viscosity can move through material in 
a given interval of time under a given hydraulic gradient. 


PERMIT: Any license, certificate, approval, or other entitlement for 
use granted or denied by any public agency. 


PERMIT CONDITIONING: Specific conditions placed upon an approved 
permit. 


PERENNIAL PLANT: A plant that normally lives for three or more years. 


PERCOLATION: The process by which water flows through the interstices 
of a sediment. 


PERSON: Any individual, organization, partnership, or other business 
association or corporation, including any utility and any federal, 
state, local government, or special district or an agency thereof. 


PHOTIC ZONE: The upper water layer down to the depth of effective light 
penetration where photosynthesis balances respiration. 


PHYSIOGRAPHY: A description of nature or natural phenomena. 


PLANNED UNIT DEVELOPMENT (Planned Development: 


Residential: A residential development with clustered residential 
uses, common open space ranging from a cluster of detached 
residences of a few acres to large development of 100 to 1000 
acres. 


A simple planned unit development contains a number of homes of the 


same type combined with common open space. A complex form may 
include a variety of housing types--detached single family houses, 
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townhouses, garden apartments and high-rise apartments--along with 
open space and common areas containing recreational and community . 
facilities such as a swimming pool, a school, a community center or 
a variety of other accessory uses. 


Non-residential: Planned unit developments are frequently referred 
to as PUD's. Planned industrial parks, shopping centers, office 
building parks or any development that comprises groups of 
buildings planned and built in pre-arranged relationship to each 
other and to the common facilities or properties may be considered 
planned unit developments. 


PRESCRIPTIVE RIGHTS: Rights founded on or acquired by long standing 


custom or use. 


POLICY: A specific statement guiding action and implying clear 
commitment. Example: "Racreational uses in wildlife refuges and nature 
preserves shall be limited to those activities which are compatible with 
maintaining the environment with a minimum of disruption, such as hiking 
or horseback riding." 


PORCELANEOUS: Opaline. 


PORT GOVERNING BODY: The Board of Harbor Commissioners or Board of Port 


Commissioners. 


PRIME AGRICULTURAL LAND: Those lands defined in Section 51201 of the 
Government Code. 


PUBLIC WORKS: All. production, storage, transmission and recovery 
facilities for water, sewerage, telephone, and other similar utTiittes 
owned or operated by any public agency or by any utility subject to the 
jurisdiction of the Public Utilities Commission except for energy 
facilities. Also, all public transportation facilities, including 
streets, roads, highways, public parking lots and structures, facilities 
and stations, bridges, trolley wires, and other related facilities; all 
publically financed recreational facilities and any development by a 
special district; all community college facilities. 


RARE: Uncommon. 
RECONNAISSANCE: A preliminary survey of a region. 
RECREATION, ACTIVE: Swimming, boating, tennis, hiking, riding, golf, 


ball-playing, diving, bowling, etc. Generally includes campgrounds, 
parking lots, and other support facilities, though these may not require 


the same location as the principal recreational use. 


RECREATION, PASSIVE: Picnicking, sunbathing, fishing, birdwatching, 
windowshopping, etc. Generally does not require support facilities. 
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RENTER-OCCUPIED HOUSING UNIT: All occupied units which are not 
Owner-occupied are Classified as renter-occupied. 


RESOURCE PROTECTION ZONE: A buffer area located near publically owned 
and operated areas in the coastal zone and designated by the Coastal 
Commission. 


REVETMENT: Facing of stone or other material, either permanent or 
temporary, placed along the perimeter of a stream to stabilize the bank 
and to protect it from the erosive action of the stream. 


RIGHT-OF-WAY: The right of passage over the property of another. More 
commonly right-of-way refers to the land on which a road or railroad is 
located. 


RIPARIAN HABITAT: The natural ecosystem bordering a stream, lake or 
tidewater. 


RISK: The degree of probability of loss or injury. 


RUNOFF: The surface water flow or rate of flow over a given watershed 
after a fall of rain or snow melt. 


SALT SINK: A saltmarsh formed by the deposition of sediments in runoff. 


SCENIC CORRIDOR: The visible area outside the road's right-of-way, 
generally described as "the view from the road." 


SEA: The Pacific Ocean and all harbors, bays, channels, estuaries, salt 
marshes, sloughs, and other areas subject to tidal action through any 
connection with the Pacific Ocean, excluding: non-estuarine rivers, 
streams, tributaries, creeks, and flood control and drainage channels. 


SEAL HAULING-OUT AREAS: Sites at which seals leave the water to rest. 


SEA STACKS: Remnants of eroded bedrock which appear as small islands 
slightly off shore. 


SECTION 8: A federal grant subsidy program for lower-income families, 
which helps them afford decent housing in the private market. 


SEDIMENT: Solid material, both mineral and organic, that is suspension, 
is being transported, or has been moved from its site of origin by air, 
water, gravity, or ice and has come to rest on the earth's surface 
either above or below sea level. 


SEDIMENTATION: The process by which mineral or organic matter is 
removed from its site of origin, transported and deposited by water, 
wind, or gravity. 


SEEPAGE: A movement of fluid through a porous material. 
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SEICHES: Earthquake-induced waves in lakes, reservoirs, and harbors. 
SEISMIC: Relating to seismology. 
SEISMOLOGY: The study of earthquakes. 


SELF HELP PROGRAM: Assistance provided to low and moderate income 
families, in the form of both money and technical assistance, for the 
construction of their own residence. 


SEMI-PUBLIC LAND USE: Privately owned land or buildings open to general 
public use. 


SENSITIVE RESOURCE COASTAL AREAS: Those identifiable and geographically 
bounded land and water areas within the coastal zone of vital interest 
and sensitivity. Includes the following: 


a. Special marine and land habitat areas, wetlands, lagoons, and 
estuaries as mapped and designated in Part 4 of the coastal 
plan. 


b. Areas possessing significant recreational value. 

c. Highly scenic areas. 

d. Archaeological sites referenced in the California Coastline 
and Recreation Plan or as designated by the State Historic 
Preservation Officer. 

e. Special communities or neighborhoods which are significant 
visitor destination areas. 

f. Areas that provide existing coastal housing or recreational 
opportunities for low- and moderate-income persons. 

g. Areas where divisions of land could substantially impair or 
restrict coastal access. 


SETTLEMENT: To become compact by sinking. 


SHALE: Fine-grained, sedimentary rock, derived from the compaction of 
clay, silt, or mud, characterized by its tendency to break into thin 
layers. 


SHALL: Implies mandatory action. 


SHARED APPRECIATION MORTGAGE (SAM): A home mortgage in which the lender 
acts as a partner in buying the home jn exchange for a share of the 
future appreciation of the home The most common arrangement is for the 
lender to give the buyer a loan that is one-third below the prevailing 
market interest rate. When the home is sold (or after ten years, 
whichever is first), the lender receives one-third of the appreciated 
value. 


SHEET FLOW: Water, usually storm runoff, flowing in a thin layer over 
the ground surface. 


SHOULD: Implies less than mandatory action. 
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SILTATION: To become obstructed by silt. 


SILTSTONE: Sedimentary rock derived from the compaction of dust-sized 
particles (slit). Similar to shale. 


SLOPE: An inclined ground surface, the inclination of which is 
expressed as a ratio of horizontal distance to vertical distance. The 
face of an embankment or cut section. 


SLUMP: A form of landslide in which a single large block of earth moves 
downward on a hillside. 


SPECIAL DISTRICT: Any public agency, other than a local government, 
formed pursuant to general law or special act for the local performance 
of governmerftal or proprietary functions within limited boundaries. 
"Special district" includes but is not limited to, a county service 
area, a maintenance district or area, an improvement district or zone, 
or any other zone or area, formed for the purpose of designating an area 
within which a property tax rate will be levied to pay for a service or 
improvement benefitting the area. 


SPECIAL TREATMENT AREA: An identifiable and geographically bounded 
Forested area within the coastal zone that constitute a significant 
habitat area, area of special scenic significance, any any land where 
logging activities could adversely affect public recreation area or the 
biological productivity of any wetland, estuary, or stream especially 
valuable because of its role in a coastal ecosystem. 


SPHERE-OF-INFLUENCE: A plan for probable ultimate physical boundaries 
and service area of a local agency. Area not controlled by the City, 
but considered to have a significant effect on City character. 


STANDARD: Houses in this category appear to meet all building code 
requirements based on visual assessment and a check of available 
records. Houses in recently completed subdivisions are examples of this 
category. In addition, the structure should have no visible defects or 
only slight defects that could be repaired by the average homeowners 
during the course of regular home maintenance. 


STANDARD METROPOLITAN STATISTICAL AREA (SMSA): An SMSA is a county or 
group of counties containing at Teast one city with a population of 
50,000 or more plus adjacent counties that are metropolitan in character 
and are economically and socially integrated with the central city. San 
Luis Obispo County is not an SMSA. 


STATE UNIVERSITY OR COLLEGE: The University of California and 
California State University and Colleges. 


STORAGE CAPACITY: The maximum ability to accommodate, hold or store. 


STRUCTURE: Any building, road, pipe, flume, conduit, siphon, aqueduct, 
telephone line, and electrical power transmission and distribution line. 
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SUBDIVISION: The division of any improved or unimproved fjand fow the 
purpose of sale; lease or financing. 


SUBSIDENCE: The gradual, local settling or sinking of the earth's 
surface with little or no horizontal motion. 


SUBSIDIZED HOUSING: Housing that is made affordable to low and moderate 
jncome persons with the aid of various public and private programs. 
SUBSTANDARD UNITS: Houses in the category appear to have structural 
deficiencies based on visual evaluation, appraiser's records, and 
knowledge of the area. A substandard unit would contain several major 
and critical defects which prevent the structure from becoming a safe 
and adequate shelter. Critical structural defects would include 
substantial sagging of the floor or roof, damaged and unsafe chimneys, 
holes and open cracks, and rotted, loose, or missing materials over a 
large area of the foundation, walls or roof. 


SUBTIDAL: The area of the marine environment which js continuously 
submerged. 


SURGE CHANNELS: An erosional feature of the shoreline which is formed 
by the eroding away of soft cliff sediments forming a narrow channel 
into the cliff. 


SWALE: A low lying stretch of land which gathers or carries surface 
water runoff. 


TARRY HYDROCARBONS: Heavy 011 compounds. 

TERRACE, MARINE: An uplifted wave cut platform. 
TERRESTRIAL: Of or relating to land. 

TERTIARY: The tertiary period of geologic history. 


TIDES, MINUS: Tides which are below the mean tide line exposing 
Shoreline which is normally covered. 


TRANSPIRE: The loss of water vapor from a plant. 


TSUNAMI: A long-period wave caused by an underwater disturbance such as 
a volcanic eruption or earthquake. Commonly miscalled "tidal wave." 


TUFF: Consolidated volcanic ash. 
TUFFACEOUS: Consisting of tut?’ 
ULTRASONIC: Having a frequency above the audible range for man. 


ULTRASOUND: Vibrations of the same physical nature as sound but with 
frequencies above the range of human hearing. 
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URBAN SERVICES LINE: The area, identified through official public 
policy, within which urban development will be allowed during a specific 
time period. Beyond this line, development is prohibited or strongly 
discouraged. 


VACANCY RATE: The ratio between the number of vacant units in a 
designated area and the total number of existing units within that area. 


VACANT FOR SALE: The number of units for sale expressed as percentage 
of all ownership housing units. A 1% vacancy rate is the critical point 
for determining a shortage of available ownership housing units. 


VACANT FOR RENT: The number of units for rent expressed as percentage 
of all rental units. A 4.5% vacancy rate is the critical point for 
determining a shortage of available housing units. 


VACANT HOUSING UNIT: A housing unit unoccupied at the time of the 
Census. enumeration. Units temporarily occupied by persons having a 
usual place of residence elsewhere were classified as vacant. Vacant 
units under construction; units being used for non-residential purposes; 
and units unfit for human habitation, condemned or scheduled for 
demolition were excluded from the housing inventory. 


VACANT SEASONAL AND MIGRATORY UNITS: Includes units intended for 


occupancy during only a season of the year and units used by migratory 


workers employed in farm work during the crop season. Vacation homes 
and second homes are included under this category. 


VEGETAL: Plant growth. 


VIEWSHED: An area bounded by topographic limits considered as common 


horizons and as scenic resources and settlements, acknowledged as of 
importance to the community. 


WASTE WATER RECLAMATION: The re-use of water after processing by a 
sewage treatment plant. 


WATERCOURSE: A permanent stream; intermittent stream; river; brook; 
creek; channel or ditch for water, whether natural or man made. 


WATERSHED: The total area above a given point on a stream that 
contributes water; its flow; the entire region drained by a waterway or 
which drains into a lake or reservoir. 


WETLANDS: Areas that are permanently wet or intermittently covered with 
water, such as swamps, marshes, bogs, muskegs, and overflow land of 
river valleys. Also, land types, such as salt marshes and brackish 
marshes, subject to saline and tidal influences. 


WILL: Implies mandatory action. 
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ZONES, MARINE: Consists of the open ocean overlying the continental 


shelf and its associated coastline. 


ZONING ORDINANCE: An ordinance authorized by Section 65850 of the 


Government Code, or, in the case of a charter city, a similar ordinance 
enacted pursuant to the authority of its charter. 


20 DEGREE RULE: Establishes a zone between the 50 foot setback line and 


the line determined by extending inland to a point formed by a 20 degree 
angle from the horizontal plane at the base of a cliff or bluff. Within 
this zone a geologic study shall be required for all development. 
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